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FOREWORD 


This  report  is  to  explain  the  proposed  Tentative  Re- 
development Plan  for  Diamond  Heights  in  San  Francisco.   It 
describes  a  proposed  project  area  which  encompasses  most  of 
the  Diamond  Heights  redevelopment  area  designated  by  the 
Board  of  Supervisors  in  July  1950. 

Redevelopment  of  these  vacant  hills  southeast  of  Twin 
Peaks  will  provide  a  fine  new  residential  neighborhood  to- 
gether with  schools,  parks,  playgrounds  and  shopping  facil- 
ities.  The  land  is  now  virtually  unusable  due,  in  part,  to 
a  gridiron  street  pattern  unbuildable  on  the  steep  terrain. 
Many  private  individuals  and  builders  have  expressed  an  active 
interest  in  obtaining  land  and  participating  in  the  project. 

The  report  is  the  result  of  a  study  undertaken  jointly 
by  the  Redevelopment  Agency  and  the  Department  of  City  Plan- 
ning with  the  assistance  of  three  consultants,  Albert  F. 
Roller  and  Vernon  DeMars,  architects,  and  E.  Elmore  Hutchison 
engineer.   The  Redevelopment  Agency  gratefully  acknowledges 
the  co-operation  received  from  the  Department  of  City  Planning 
as  well  as  the  interested  advice  and  assistance  rendered  by 
the  many  other  departments  of  the  City  and  County  and  a  large 
number  of  private  organizations  and  individual  citizens. 

The  information  herein  presented  is  intended  to  form  the 
basis  for  a  public  hearing  to  be  held  by  the  Redevelopment 
Agency  at  a  time  and  place  to  be  announced  in  the  press.   At 
the  public  hearing,  the  Agency  shall  provide  opportunity  for 
all  persons,  firms,  associations,  or  corporations,  or  any 
public  or  private  agencies  interested,  to  be  hoard  in  connec- 
tion with  the  redevelopment  plans  for  the  project  area. 
Following  the  public  hearing,  the  Tentative  Plan  will  be  sub- 
mitted to  the  Board  of  Supervisors  for  official  action. 

The  redevelopment  of  Diamond  Heights  is  a  community 
undertaking  in  the  strongest  sense,  and  the  Redevelopment 
Agency  will  welcome  the  fullest  possible  public  consideration 
of  and  co-operation  in  the  proposals  herein  contained. 

Redevelopment  Agency  of  the 
City  and  County  of  San  Francisco 


,Vw- 


Mo£g§rTA. 


REDEVELOPMENT  AGENCY 

of  the  City  and  County  of  San  Francisco  •  -Elmer  E.  Robinson,  Mayor 

512  Golden  Gate  Avenue    •     San  Francisco  2,  California     •     Telephones:  HEmlock  1-2121,     PRospect  6-2942 

MORGAN  A.  CUNST,  Chairman  THOR  B.  CRAVEM.  Vict  Chairman  J.  JOSEPH  HAYES,  O.D.  JAMES  E.  STRATTEN  LAWRENCE  PALACIOS 

JAMES  E.  LASH.  Director  FAY  N.  CUPPLES.  Secretary 

November  15,  1951 


Mr.  Morgan  A.  Gunst,  Chairman 
Redevelopment  Agency  of  the  City 

and  County  of  San  Francisco 
512  Golden  Gate  Avenue 
San  Francisco  2,  California 

My  dear  Mr.  Gunst: 

The  Tentative  Plan  for  the  redevelopment  of  Diamond  Heights 
as  presented  in  this  report  represents  the  conclusions  of  several 
months  of  intensive  study  and  close  co-operation  between  the  staffs 
of  the  Redevelopment  Agency  and  the  Department  of  City  Planning  and 
the  undersigned  as  consultants  to  the  Agency.  A  number  of  other 
departments  of  the  City  and  County,  citizen  organizations  and  private 
individuals  have  given  valuable  assistance  and  support . 

That  these  groups  and  individuals  have  shown  a  unanimity  of 
thought  favorable  to  the  proposals  for  this  area  has  been  a  source 
of  satisfaction  to  everyone  associated  with  this  project.  This 
should  lend  encouragement  to  those  who  will  have  the  task  of  carry- 
ing these  plans  to  completion. 

Few  major  cities  of  the  United  States  have  land  close  to 
their  central  areas  available  for  development.  For  this  reason, 
the  barren  hills  of  Diamond  Heights  present  a  unique  opportunity 
for  San  Francisco. 

We  wish  to  take  this  opportunity  to  express  our  appreciation 
to  all  with  whom  we  have  worked  on  this  project.  We  feel  priv- 
ileged to  have  been  associated  with  this  inspiring  conception. 

Yours  sincerely, 


U  v^>uf^  DcT'/u^/^ « 


Vernon  DeMars,  Archite 


rfUA^-T^ 


--Bas£==SSer*-FT-4lo5.1er ,  Architect 

E.  Elmore  Hutchison,   Engineer 
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LOCATION   OF  PROJECT   AREA 

SHOWING    RELATION    TO    PRINCIPAL  TRAFFICWAYS   AND   OTHER  VACANT 
AREAS    SUITABLE    FOR    RESIDENTIAL  DEVELOPMENT  (SHOWN    IN    BLACK) 


AMOND        HEIGHTS         REDEVELOPMENT         PROJECT 


REDEVELOPMENT        AGENCY 
of  the  City   and   County  of   San  Francisco 


512  Golden  Gate  Avenue   San  Francisco  2 


I,  Fay  N.  Cupples,  Secretary  of  the  Redevelop- 
ment Agency  of  the  City  and  County  of  San  Francisco,  hereby 
certify  that  the  following  Tentative  Plan  for  the  Redevelop- 
ment of  the  Diamond  Heights  Project  Area  was  approved  by 
Resolution  Number  79,  unanimously  adopted  by  said  Redevelop- 
ment Agency  at  a  special  meeting  on  the  5th  day  of  March,  1952. 

Witness  my  hand  and  the  seal  of  the  Redevelopment 
Agency  of  the  City  and  County  of  San  Francisco  this  6th  day 
of  March,  1952. 


tJL. 


(SEAL) 


THE  TENTATIVE  PLAN  FOR  THE  REDEVELOP MENT 
OF  THE  DIAMOND  HEIGHTS  PROJECT  AREA 

INTRODUCTION 


The  Tentative  Plan  provides  the  basis  for  the  institution 
of  proceedings  for  the  redevelopment  of  the  Diamond  Heights 
Project  Area  under  the  California  Community  Redevelopment  Law, 
including  in  the  redevelopment:   (1)  the  acquisition  of 
properties  within  the  Diamond  Heights  Project  Area,  described 
below,  which  are  necessary  to  carry  out  the  redevelopment 
plan;  (2)  the  clearance  or  demolition  or  removal  of  all  or 
most  of  the  structures  on  the  acquired  land;  (3)  the  vacation 
and  abandonment  of  some  interior  street  areas  and  the  dedica- 
tion of  other  areas  for  street  widenings,  street  installations, 
or  other  street  improvements;  (4)  the  rough  grading  of  the 
acquired  land,  installation  of  necessary  street  paving,  street 
lighting,  street  planting,  and  utilities;  and  (5)  the  dis- 
position of  the  improved  land  by  sale,  lease  or  exchange  under 
suitable  safeguards  and  covenants  to  be  imposed  under  the 
terms  of  the  disposition  contracts. 


THE  TENTATIVE  PLAN  FOR  THE  REDEVELOPMENT  OF  THE  DIAMOND  HEIGHT 

PROJECT  AREA 


(PART  ONE) 


The  following  text  is  Part  I  of  the  Tentative  Plan  for 
the  Redevelopment  of  the  Diamond  Heights  Project  Area.   To- 
gether with  the  map  entitled  the  Tentative  Redevelopment  Plan 
Diamond  Heights  Project  Area,  hereto  attached  and  hereinafter 
referred  to  as  the  Map,  which  is  Part  II  of  the  Tentative 
Plan,  it  constitutes  the  Tentative  Plan  for  the  Redevelopment 
of  the  Diamond  Heights  Project  Area  as  provided  by  the 
Community  Redevelopment  Law. 

The  Tentative  Plan,  as  shown  hereinafter,  is  based  upon 
the  Preliminary  Redevelopment  Plan,  Diamond  Heights  Project 
Area,  formulated  by  the  City  Planning  Commission  of  the  City 
and  County  of  San  Francisco  by  Resolution  Number  3934* 
adopted  on  May  24,  1951?  and  transmitted  to  the  Redevelopment 
Agency  of  the  City  and  County  of  San  Francisco  under  date  of 
June  18,  1951. 

-  a  - 


BOUNDARIES:   The  project  area  comprises  most  of  an  area  found 
and  determined  to  be  a  blighted  area  whose  redevelopment  is 
necessary  to  effectuate  the  public  purposes  in  the  California 
Community  Redevelopment  Act  by  the  Board  of  Supervisors  of  the 
City  and  County  of  San  Francisco  in  Ordinance  6l6l  enacted 
July  24,  195C,  and  designated  in  such  Ordinance  as  a  redevelop- 
ment area,  following  action  taken  March  23,  1950  by  resolution 
of  the  City  Planning  Commission  finding  such  a  designation  in 
conformity  with  the  Master  Plan. 

The  boundaries  of  the  project  area  are  described  on  the 
Map  by  the  heavy  dashed  line  as  designated  on  the  legend. 

The  legal  description  of  the  boundaries  of  the  project 
area  is  as  follows: 

(The  legal  description  of  the  boundaries  of  the 
project  area  has  been  filed  with  the  Board  of 
Supervisors  as  a  part  of  the  Tentative  Plan  and 
may  be  inspected  in  the  offices  of  the  Board  of 
Supervisors  or  in  the  offices  of  the  Redevelopment 
Agency.) 


ELEMENTS  OF  THE  TENTATIVE  PLAN 


The  Tentative  Plan  includes  in  its  scope  a  general  state- 
ment of  land  uses  for  the  Diamond  Heights  Project  Area;  a 
street  system  based  on  the  contours  of  the  area;  population 
densities  anticipated  for  the  area;  and  maximum  building 
intensities  and  standards  provided  for  the  area. 

The  Map  is  a  general  presentation  of  the  basis  for 
redevelopment. 

The  Land  Uses.   The  land  uses  as  shown  on  the  Map  and  provided 
as  a  basis  for  redevelopment  are  predominantly  residential  and 
provide  areas  for  single-family  houses  (detached,  semi-detached, 
and  row);  multi-family  houses  (duplex,  rental  row,  step-down 
and  walk-ups,  and  tower  apartments);  as  well  as  open  space, 
commercial,  nublic  (fire  house,  schools,  park,  playgrounds) 
institutional  (churches,  nursery  schools,  community  buildings) 
and  other  uses. 

Street  Layout.   Principal  streets,  possible  minor  streets  and 
possible  pedestrian  ways,  all  as  shown  on  the  Map,  will  pro- 
vide circulation  for  vehicles  and  persons,  and  routing  of 
utilities  within  the  area.   This  street  system  is  designed  to 
give  access  to  building  sites  on  the  hills.   Principal  streets 

-  b  - 


provide  major  points  of  ingress  and  egress  connecting  with 
city-wide  trafficways  and  are  capable  of  carrying  public 
transit. 

Population  Densities.  Estimated  population  densities  average 
45  persons  per  net  acre  in  areas  for  single-family  houses  and 
77   persons  per  net  acre  in  areas  for  multi-family  houses. 

Building  Intensities  and  Standards.   The  maximum  building 
intensities  provided  as  a  basis  for  redevelopment  are  shown 
on  the  Map. 

The  maximum  building  intensity  for  the  shopping  area  is 
at  a  ratio  of  one  square  foot  of  gross  floor  area  to  three 
square  feet  of  open  area,  the  latter  including  the  off-street 
parking  area,  necessary  walks,  drives,  truck-loading  space, 
planting  strips  and  unavoidable  steep  banks. 

Standards  provided  as  a  basis  for  redevelopment  include 
planning  standards  of  street  layout,  land  subdivision,  and 
open  space,  meeting  requirements  of  local  law  and  the  public 
purposes  of  the  Community  Redevelopment  Law. 


CONDITIONS  OF  BLIGHT 


There  ,iow  exist  in  the  Diamond  Heights  Project  Area  the 
following  conditions  of  blight,  among  others,  requiring  re- 
development of  the  Area  within  the  intent  and  purpose  of  the 
Community  Redevelopment  Law. 

Approximately  85$  of  the  said  Area  consists  of  vacant 
land  which  is  in  a  state  of  economic  disuse  because  private 
enterprise,  for  reasons  hereinafter  set  forth,  in  the  absence 
of  governmental  assistance,  cannot  redevelop  the  area  in  the 
community  interest.   This  condition  of  blight  is  accentuated 
by  the  shortage  of  land  and  the  pressing  need  to  develop 
remaining  vacant  land  to  facilitate  the  redevelopment  of 
blighted  areas  in  San  Francisco  containing  occupied  buildings 
and  structures  which  are  unsafe  and  unfit  for  occupancy,  and 
to  promote  the  sound  growth  of  the  City  and  County  of  San 
Francisco,  this  Area  being  one  of  the  few,  as  well  as  one  of 
the  largest,  areas  of  such  remaining  vacant  land  in  San  Francisco, 

Mapped  streets  on  a  rectangular  gridiron  pattern  prevail 
in  a  major  part  of  the  area  together  with  mapped  streets  of 
irregular  design  in  much  of  the  remainder  of  the  area.   Both 
are  wasteful  of  land  and  unsuited  to  the  topography,  with 
streets  of  usable  grade  connecting  with  others  too  steep  to  be 
built,  resulting  in  a  condition  of  faulty  planning  which  can 


be  overcome  only  by  the  replanning  and  redesign  of  the  area  as 
a  whole. 

Lots  of  irregular  form  and  shape,  many  of  them  excess- 
ively long  and  narrow,  have  been  laid  out  in  disregard  of  the 
contours  and  other  physical  characteristics  of  the  ground  such 
as  cliffs,  steep  grades,  and  outcroppings  of  rock.   These  lots, 
unsuitable  for  building  in  this  area,  containing  steep  slopes, 
have  been  sold,  subdivided,  re-subdivided,  and  resold  many 
times  over.   More  than  500  of  such  parcels  are  now  owned  by 
separate  individuals  whose  holdings  vary  in  size  from  lots  of 
25  foot  width  to  parcels  of  one-half  acre.   Though  much  of  the 
area  was  subdivided  in  I863  and  1864,  and  most  of  the  Area  was 
subdivided  by  I89I,  only  ±5%   of  the  Area  is  being  used.   Thus, 
there  is  a  lack  of  proper  utilization  of  the  Area,  resulting 
in  a  stagnant  and  unproductive  condition  of  land  which  is 
potentially  useful  and  valuable,  and  necessary  for  the  growth 
and  welfare  of  the  community. 

The  aforementioned  subdivision  and  re-subdivision  and 
sale  and  resale  of  land  among  widely  divided  and  scattered  owner- 
ships over  a  long  period  of  time  has  resulted  in  a  situation 
which,  due  to  diversity  and  complexity  of  titles  and  the  problems 
of  locating  and  dealing  with  widely  scattered  owners  and  nego- 
tiating purchases  at  fair  prices,  makes  it  impossible  as  a 
practical  matter  to  effect  an  economic  assembly  of  the  land  by 
private  means  without  public  assistance  through  the  possible 
exercise  of  the  power  of  eminent  domain. 

Approximately  one-third  of  the  mapped  streets  are  so 
steep  that,  if  constructed,  they  could  not  be  used.   These 
streets  which  consequently  remain  unpaved  are  so  located  that 
the  street  layout  as  a  whole  is  unbuildable,  with  the  result 
that  there  are  approximately  66  acres  of  unpaved  streets  in  the 
project  area.   Existing  public  open  spaces,  such  as  the  Glen 
Park  and  Douglass  Playgrounds,  will  be  inadequate  to  serve  the 
area  when  built  up.   The  major  part  of  the  area  is  not  served 
by  utilities  of  any  kind.   In  view  of  these  conditions,  there 
exists  an  inrdequacy  of  streets,  open  spaces  and  utilities  in 
the  Area  which  inadequacy  can  be  corrected  only  by  the  redevel- 
opment of  the  entire  area. 

The  blighted  condition  of  the  Area  is  further  attested  to 
by  the  low  tax  return  from  the  land,  due  to  its  relatively 
unimproved  state  and  the  amount  of  tax  delinquency  from  time 
to  time  existing  in  the  Area,  which  in  many  instances  has 
resulted  in  sale  of  property  to  the  State  of  California  for 
delinquent  taxes.   The  arrested  condition  of  the  area,  reflected 
in  low  assessed  values,  is  indicated  by  the  fact  that  almost 
half  of  the  relatively  few  houses  within  the  Area  were  built 
before  1919;  two-thirds  were  completed  by  1938,  and  of  the 
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remaining  one-third  built  since  1938,  only  ten  have  been  built 
in  this  large  Area  in  the  last  three  years. 

CONFORMITY  WITH  THE  MASTER  PLAN,  AND  PRINCIPAL 
FEATURES  THEREOF  APPLYING  TO  THE  AREA 


General 

Conformity  of  projects  with  the  Master  Plan  is  shown  in 
the  general  plans  adopted  by  the  City  Planning  Commission  and 
in  actions  of  the  Commission  finding  specific  development  and 
redevelopment  projects  in  conformity  with  the  Master  Plan. 

On  December  20,  194-5  the  Commission  by  Resolution  Number 
2998  adopted  three  general  plans  entitled:   The  Land  Use  Plan, 
Transportation  and  Utilities,  and  The  Redevelopment  of  Blighted 
Areas . 

Since  that  time  the  Commission  has  adopted  a  Trafficways 
Plan,   One-Way  Street  Plan,  and  other  elements  of  the  Master 
Plan.   The  Commission  also  has  passed  upon  the  conformity  of 
development  projects  proposed  for  inclusion  in  the  Capital 
Improvement  Program  and  other  individual  development  and  re- 
development projects. 

The  City  Planning  Commission  by  Resolution  Number  3934? 
May  24,  1951,  formulated  the  Preliminary  Redevelopment  Plan  for 
the  Diamond  Heights  Project  Area  and  found  that  the  proposed 
redevelopment  conforms  to  the  Master  Plan. 

The  principal  features  of  the  Master  Plan  as  they  apply 
to  the  Project  Area  are  as  follows: 

The  Larl  Use  Plan.   The  Land  Use  Plan  adopted  by  the  City 
Planning  Comn.ission  on  December  20,  194-5  called  for  extending 
the  area  used  for  residential,  recreational,  educational, 
institutional  and  commercial  uses  in  the  "Noe-Glen  Park"  area, 
within  which  the  Diamond  Heights  project  is  located.   The  adopted 
land  use  plan  also  included  some  of  the  specific  projects  by 
which  this  extension  would  be  achieved.   Douglass  Playground, 
Glen  Park  Playground  and  Fairmount  Park  are  indicated  in  the 
plan  for  public  land  uses.   Following  a  report  by  the  Department 
of  City  Planning  on  February  19,  194-8  in  which  the  action  was 
found  to  be  in  conformity  with  the  Master  Plan,  the  jurisdiction 
over  part  of  Glen  Canyon,  a  section  of  the  proposed  greenbelt  to 
extend  over  Twin  Peaks  and  Mount  Sutro  to  Golden  Gate  Park,  was 
transferred  from  the  Public  Utilities  Commission  to  the 
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Recreation  Commission.   Actions  finding  acquisition  of  land 
within  the  redevelopment  area  for  school  purposes  in  conformity 
with  the  Master  Plan,  were  taken  on  March  17,  194-9  and  on 
February  16,  1950,  and  with  the  adoption  of  the  Preliminary 
Redevelopment  Plan  for  Diamond  Heights  on  May  24,  1951?  the 
proposed  land  uses  were  found  in  conformity  with  the  Master  Plan, 

Transportation  and  Utilities.   Market  Street  -  Portola 
Drive  and  Clipper  Street  are  shown  in  the  Trafficways  Plan 
adopted  by  Resolution  Number  394-8  of  the  City  Planning  Commis- 
sion on  July  17,  1951?  as  major  thoroughfares.   The  Tentative 
Plan  of  the  Diamond  Heights  Project  Area  shows  both  of  these 
major  thoroughfares  as  principal  streets  where  they  become  a 
part  of  the  boundaries  of  the  project  area. 

In  like  manner,  the  length  of  0' Shaughnessy  Boulevard 
forming  the  western  boundary  of  the  project  area  is  shown  in  the 
Trafficways  Plan  as  part  of  the  proposed  route  of  the  Crosstown 
Freeway.   This  Master  Plan  feature  is  recognized  and  included 
in  the  plan  for  Diamond  Heights. 

The  trunk  sewer,  to  be  installed  in  the  bottom  of  Glen 
Canyon  connecting  with  an  existing  sewer  in  Glen  Park  Playground 
and  to  drain  the  largest  part  of  the  project  area,  is  one  of  the 
development  projects  included  in  the  Capital  Improvement  Program. 

The  design  of  the  street  system  in  the  Area  incorporates 
recommendations  from  the  responsible  public  officials  of  the 
City  and  County  of  San  Francisco  for  the  accommodation  of  public 
transportation.   In  this  respect,  adequate  provision  is  made  for 
bringing  public  transportation  to  all  parts  of  the  Diamond 
Heights  Project  Area. 

Thus,  the  major  features  of  the  redevelopment  of  the 
Diamond  Heights  Project  Area  have  been  planned  in  relationship 
to  local  objectives  for  the  sound  development  and  redevelopment 
of  blighted  areas  in  the  City  and  County  of  San  Francisco. 

OBJECTIVES  OF  REDEVELOPMENT 


The  redevelopment  of  the  Diamond  Heights  Project  Area, 
through  acquisition  by  the  Redevelopment  Agency  of  land  in  said 
Area,  clearance  thereof,  installation  of  site  improvements,  and 
disposal  of  land  at  its  fair  value  for  the  uses  provided  in  the 
redevelopment  plan,  and  in  accordance  with  the  standards  of 
such  plan,  will  eliminate  the  existing  conditions  of  blight  and 
will  provide  for  appropriate  continuing  land  use  and  construc- 
tion policies  in  the  Area  as  provided  in  the  Community  Redevel- 
opment Law.   Redevelopment  of  said  Area,  under  the  terms  of 
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this  Tentative  Plan,  including  the  Map,  would  accompli;::)-  the 
following:   a  proper,  well-planned,  economic  utilization  of  the 
T^a  contributing  to  and  serving  the  public  health,  safety,  and 
v.elfare,  and  resulting  in  greatly  increased  capacity  to  pay 
taxes;  the  provision  of  community  facilities  necessary  for  sound 
development,  including  schools  and  shopping  facilities;  the 
provision  of  adequate  open  space,  utilities,  and  streets,  in- 
cluding the  correction  of  the  present  street  pattern  to  make  it 
practicable  for  development  and  enabling  modern  transportation 
facilities  to  be  used  within  the  area;  the  opening  up  of  a  large 
additional  area  of  adequate  and  useful  sites  for  building  under 
proper  supervision,  with  appropriate  planning,  and  continuing 
land  use  and  construction  policies;  the  provision  of  lots  of 
suitable  form  and  shape  and  adequate  size  for  proper  usefulness 
and  development;  a  lot  layout  in  recognition  of  the  contours  and 
other  physical  characteristics  of  the  ground  and  surrounding 
conditions;  and  a  substantial  increase  in  the  supply  of  dwell- 
ings, thus  easing  the  housing  market  and  facilitating  the  re- 
development of  congested,  deteriorated  areas  in  the  City  and 
County  of  San  Francisco;   including  that  Area  known  as  the 
Western  Addition  Redevelopment  Area,  found  and  determined  by 
resolution  of  the  Board  of  Supervisors  adopted  on  August  2,  194-8, 
to  be  a  blighted  area  whose  redevelopment  is  necessary  to  effec- 
tuate the  public  purposes  declared  in  the  Community  Redevelopment 
Act,  which  said  Western  Addition  Redevelopment  Area  consists  of 
280  blocks,  a  large  part  of  which  is  comprised  of  predominantly 
residential  structures  of  frame  construction  which  are  old, 
deteriorated,  excessive  in  ground  coverage,  intermixed  with  com- 
mercial and  industrial  uses,  illegally  converted,  and  over- 
occupied,  so  that  they  are  unsafe  and  unfit  for  occupancy,  and 
constitute  a  hazard  and  a  threat  to  the  health,  safety  and  wel- 
fare of  the  Area  and  of  the  community. 

METHODS 


LAND  ACQUISITION  AND  PREPARATION 

The  real  property  which  must  be  acquired  for  purposes  of 
redevelopment  will  be  acquired  by  purchase  or  exchange,  or,  if 
necessary,  by  the  exercise  of  the  power  of  eminent  domain  granted 
to  the  Agency  under  the  laws  of  the  State  of  California.   In  all 
cases  the  owners  will  be  paid  the  fair  market  value  for  their 
properties. 

The  Agency,  after  taking  title,  will  clear,  grade  and  fill 
in  the  land  as  necessary  and  appropriate.   The  Agency  will  not 
acquire  or  interfere  with  the  ownership  of  certain  buildings 
which  need  not  be  changed  in  form  or  use  for  the  effectuation  of 
the  redevelopment  of  the  Area.   Some  buildings  in  the  area  may 
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be  moved  to  suitable  sites  both  within  or  without  the  project 
area  under  appropriate  agreements  between  the  Agency  and  such 
house  owners  consistent  with  the  redevelopment  plan.  Certain 
parcels  in  the  area  will  be  permitted  to  remain  in  their  present 
ownership  under  agreements  with  the  Agency  providing  for  develop- 
ment on  the  land  by  the  owner  thereof,  in  accordance  with  the 
redevelopment  plan. 

DISPOSITION  OF  LAND 

The  Agency  will  sell,  or  lease  or  exchange  the  real 
property  acquired  for  redevelopment  on  the  basis  of  the  fair 
value  of  such  property  for  the  uses  specified  in  the  redevelop- 
ment plan.   In  determining  such  fair  value,  the  Agency  shall 
obtain  appraisals  from  competent  independent  appraisers  employed 
under  contract  by  the  Agency,  which  appraisals  shall  be  taken 
into  consideration  together  with  other  factors  involved,  includ- 
ing the  achievement  of  the  objectives  and  purposes  of  the 
Community  Redevelopment  Law. 

The  disposition  of  real  prooerty  within  the  Project  Area 
will  be  conditioned  on  the  development  and  use  of  the  properties 
in  conformity  with  the  redevelopment  plan.   To  this  end,  among 
other  requirements,  it  will  be  required  that  the  redeveloper  use 
the  property  only  for  the  purposes  and  in  the  manner  provided  in 
the  redevelopment  plan;  that  he  begin  and  complete  the  building 
of  his  improvements  within  a  specified  period  of  time  deemed  by 
the  Agency  to  be  reasonable;  that  he  comply  with  such  terms  and 
conditions  relating  to  the  use  and  maintenance  of  the  property 
for  such  period  of  time  and  extensions  thereof  as  in  the  deter- 
mination of  the  Agency  are  necessary  to  prevent  a  recurrence  of 
conditions  of  blight,  and  that  he  comply  with  such  terms  and 
conditions  as  in  the  judgment  of  the  Agency  are  necessary  or 
advisable  for  it  to  retain  a  continuing  control  over  the  use  and 
development  of  the  property  to  insure  conformity  with  the  re- 
development plan  and  to  assure  the  establishment  and  maintenance 
of  a  safe,  healthful,  and  well-planned  pattern  of  community 
development,  and  with  such  other  covenants,  provisions  and  con- 
tinuing controls  as  are  deemed  by  the  City  and  County  of  San 
Francisco  to  be  necessary  to  carry  out  the  purposes  of  the 
Community  Redevelopment  Law. 

DEVELOPMENT 

The  development  of  new  structures,  buildings,  parking  areas 
and  landscaping  will  be  the  responsibility  of  the  appropriate 
person,  redeveloper  or  redevelopers  so  obligated  under  the  terms 
of  agreements  entered  into  by  them  with  the  Agency. 
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Subject  to  the  fiscal  provisions  of  its  Charter  and  of 
the  laws  of  the  State  of  California  (including  but  not  limited 
to  those  nertaining  to  the  authorization  and  sale  of  bonds) , 
and  as  part  of  its  local  grant-in-aid  to  the  project  required 
to  give  effect  to  the  redevelopment  plan  and  also  as  a  condition 
to  receiving  Federal  loans  and  grants  with  respect  to  the  under- 
taking and  completion  of  the  Diamond  Heights  project  and  other 
redevelopment  projects  planned  by  the  Agency,  the  City  and 
County  of  San  Francisco  will, 

(1)  Purchase  certain  additional  land  and 
install  certain  improvements  in  and  for 
the  Glen  Canyon  recreation  area; 

(2)  Install  playground  facilities  and  equip- 
ment in  the  playground  areas  shown  on 
the  Map  in  the  neighborhood  center  and 
between  Street  "H"  and  Beacon  Street; 

(3)  Erect  school  buildings  and  install  school 
facilities; 

(4)  Erect  a  firehouse; 

(5)  Erect  a  library; 

(6)  Install  a  trunk  sewer; 

(7)  Service  the  area  with  transportation 
facilities. 
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A   REPORT   ON 

THE   TENTATIVE  REDEVELOPMENT   PLAN 

FOR   DIAMOND  HEIGHTS 


REPORT  AND  RECOMMENDATIONS  OF  THE  CITY  PLANNING  COMMISSION 

CITY  PLANNING  COMMISSION 
RESOLUTION  NO.  4022 


WHEREAS,  The  Board  of  Supervisors  on  July  24,  1950 
in  Ordinance  No.  6161,  made  a  finding  that  the  Diamond  Heights 
Area  was  a  blighted  area  under  the  definition  and  provisions 
of  the  California  Redevelopment  Act,  and  designated  it  as 
"Redevelopment  Area  B",  and 

WHEREAS,  The  City  Planning  Commission  on  May  24, 
1951  by  Resolution  No.  3991  designated  the  Diamond  Heights 
Project  Area  and  formulated  a  Preliminary  Plan  for  that  area 
in  accordance  with  the  provisions  of  the  Community  Redevelop- 
ment Law,  and 

WHEREAS,  The  Redevelopment  Agency  of  the  City  and 
County  of  San  Francisco  approved  the  Tentative  Redevelopment 
Plan  for  the  Diamond  Heights  Project  Area  by  Resolution  No.  79 
on  March  5,  1952,  and 

WHEREAS,  The  Community  Redevelopment  Law  requires 
inclusion  of  the  report  and  recommendation  of  the  City  Plan- 
ning Commission  in  the  report  made  by  the  Redevelopment  Agency 
on  the  tentative  plan  for  redevelopment  of  a  project  area,  and 

WHEREAS,  The  City  Planning  Commission  has  reviewed 
the  Tentative  Plan  for  the  Redevelopment  of  the  Diamond  Heights 
Project  Area  and  the  Commission  is  proceeding  according  to  law; 

NOW,  THEREFORE,  BE  IT  RESOLVED,  That  the  following 
be  adopted  as  the  report  and  recommendation  of  the  City  Plan- 
ning Commission: 

1.  That  the  Tentative  Plan  for  the  Redevelopment  of  the 
Diamond  Heights  Project  Area,  approved  March  5?  1952 
by  the  Redevelopment  Agency  of  the  City  and  County 
of  San  Francisco,  be  approved  as  in  conformity  with 
the  Master  Plan: 

2.  That  the  City  Planning  Commission  approves  said  Plan 
and  recommends  it  to  the  Board  of  Supervisors. 

I  hereby  certify  that  the  foregoing  resolution  was 
adopted  by  the  City  Planning  Commission  at  its  regular  meeting 
on  March  6,  1952. 


SUMMARY 


Shortly  after  the  turn  of  the  century,  Daniel  H.  Burnham, 
the  eminent  architect-city  planner,  was  brought  to  San 
Francisco  "to  direct  and  execute  a  practical  and  comprehen- 
sive plan  for  the  improvement  and  adornment  of  the  city." 

He  established  a  residence  and  headquarters  in  the 
geographical  center  of  the  city  -  on  a  spur  of  Twin  Peaks  in 
the  San  Miguel  Range  of  hills.   This  was  an  area  he  came  to 
know  well,  and  his  proposals  for  these  dramatic  promontories 
played  an  important  role  in  the  Burnham  Report  published  in 
1905. 

For  one  thing,  Mr.  Burnham  found  that  the  three  steep 
hills  just  southeast  of  Twin  Peaks  had  been  subdivided  into 
an  impossible  grid  pattern  of  streets  usually  imposed  on  level 
land.   In  fact,  subdividing  and  re-subdividing  had  been  taking 
place  in  this  section  since  Civil  War  times  but  had  resulted 
in  virtually  no  streets  having  been  constructed  and  no  residen- 
tial developments.   And  even  in  1905  San  Franciscans  were  in 
search  of  land  on  which  to  build  their  homes. 

The  early  city  planner  replanned  these  hills  -  Red  Rock, 
Gold  Mine  and  Fairmount.   He,  of  course,  discarded  the  grid 
street  pattern  which  had  existed  on  paper  only,  and  he  sub- 
stituted contour  streets  "encircling  the  entire  line  of  hills." 
This  would  have  promoted  residential  development  on  the  slopes 
of  these  landmarks.   To  the  west,  the  Burnham  Plan  advocated 
the  creation  of  a  park,  city-wide  in  character,  in  deep  and 
rugged  Glen  Canyon. 

Then  came  the  earthquake  and  fire  of  1906. 

As  San  Francisco  began  to  rebuild,  many  of  the  features 
of  the  Burnham  Plan  were  put  into  effect.   Others  were  ignored, 
overlooked  or  forgotten. 

"Forgotten"  best  describes  the  three  hills  of  Diamond 
Heights,  as  this  area  is  called  today. 

Nearly  half  a  century  more  has  passed  since  Mr.  Burnham 
and  the  committee  which  sponsored  his  plan  made  recommendations 
which  would  have  resulted  in  feasible,  beneficial  use  of  the 
land  in  this  area.   But  because  of  its  grid  street  pattern,  its 
diversity  of  land  ownership  and  its  lack  of  utilities,  Diamond 
Heights  has  remained  barren  and  useless  while  other  sections  of 
San  Francisco  -  and  of  the  Bay  Area  as  a  whole,  for  that  matter 
have  grown  around  it.   The  fact  is  that  Diamond  Heights  com- 
prises one  of  the  few  tracts  of  vacant  land  in  San  Francisco 

-  1  - 


still  available  for  residential  development  (see  Plate  3)  5  yet 
it  has  remained  unappreciated  and  unknown  to  most  residents  of 
the  metropolitan  center. 

Today,  however,  the  325  acres  of  this  portion  of  San 
Francisco  again  are  before  the  public  eye. 

Redevelopment  Area  Designated 

In  July  of  1950,  Diamond  Heights  was  designated  Redevel- 
opment Area  "B"  by  official  action  of  the  San  Francisco  Board 
of  Supervisors.   This  was  done  in  accordance  with  the  provi- 
sions of  California's  Community  Redevelopment  Law  (known  as 
the  Community  Redevelopment  Act  until  September  22,  195D  which 
provides  for  combined  public  and  private  replanning  and  re- 
building of  wasted  or  blighted  areas.   Under  the  terms  of  the 
Law,  clearing  and  preparing  of  the  land  and  providing  public 
facilities  are  undertaken  with  Federal  and  City  and  County 
funds,  while  private  builders  and  individuals  construct  and 
own  all  the  dwellings  and  other  appropriate  structures. 

The  July  1950  action  by  the  Board  of  Supervisors  author- 
ized the  San  Francisco  Redevelopment  Agency  and  the  Department 
of  City  Planning  to  replan  Diamond  Heights.   The  Tentative 
Plan,  as  presented  in  this  report,  is  the  result  of  several 
months  of  study  by  the  two  departments  and  the  Agency's  private 
consultants,  with  the  assistance  and  recommendations  of  the 
city  departments  concerned  with  the  project. 

The  proposal  to  redesign  Diamond  Heights  into  a  model 
neighborhood  conforms  to  the  Master  Plan  of  the  city.   It  in- 
corporates the  latest  knowledge  in  urban  planning  and  provides 
for  up-to-date  neighborhood  and  community  facilities  and  sites 
for  2300  private  homes  and  rental  units. 

Specifically,  the  project  area  as  shown  on  the  Tentative 
Plan  (see  Plate  4)  includes  all  but  a  few  thickly  settled 
blocks  of  the  redevelopment  area  designated  by  the  Board  of 
Supervisors.   It  is  bounded  by  Portola  Drive  and  Clipper 
Street  on  the  north;  O'Shaughnessy  Boulevard  on  the  west;  and 
irregular  lines  generally  following  Sussex,  Diamond  and  Bemis 
Streets  on  the  south  and  Beacon,  Diamond  and  Douglass  Streets 
on  the  east. 

New  Street  System  Planned 

The  proposed  street  system  for  this  area  fits  into  the 
officially  adopted  Trafficways  Plan  of  the  city  as  a  whole. 
It  has  been  designed  to  give  access  to  every  buildable  site 
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and  to  neighborhood  and  community  facilities;  but  it  is 
intended  not  to  encourage  city-wide  through  traffic. 

Diamond  Heights'  principal  streets,  connecting  with 
existing  thoroughfares  of  major  importance  outside  the  project 
area,  have  been  laid  out  with  special  emphasis  on  the  future 
requirements  of  the  public  transit  system.   Buses  and  track- 
less trolleys  will  provide  service  to  the  heart  of  the  city 
and  connect  with  other  city-wide  lines. 

Minor  streets,  winding  around  the  contours  of  the  hills, 
may  be  subject  to  modification  by  private  developers  when 
building  begins. 

The  new  street  pattern  avoids  steep  grades  and  includes 
comparatively  few  major  intersections.   Street  tree  planting 
is  considered  of  great  importance  in  the  over-all  program  for 
the  beautification  of  Diamond  Heights. 

Supplementing  both  the  proposed  principal  and  minor 
streets  will  be  a  network  of  pedestrian  ways.   These  will 
connect  different  levels  of  the  project  area  by  paths  and 
stairways  and  will  provide  access  to  informal  observation 
points  atop  the  three  promontories. 

Neighborhood  Center  Featured 

A  feature  of  the  site  plan  is  the  neighborhood  center 
situated  in  the  saddle  of  land  between  Red  Rock  and  Gold  Mine 
Hills.  Here  on  the  principal  street  running  north  and  south 
through  Diamond  Heights  will  be  grouped  together  modern  shop- 
ping facilities  with  adequate  parking;  one  or  more  churches 
and  possibly  a  library  facing  a  small  plaza;  an  elementary 
school,  and  recreational  facilities  for  children  and  adults 
alike. 

Thus,  the  Diamond  Heights  housewife,  after  taking  her 
children  to  school,  will  be  able  to  attend  to  her  shopping, 
browse  in  the  library  and  visit  with  her  friends  in  the  plaza. 
The  parking  facilities  in  the  center  will  be  available  to 
those  citizens  attending  church  or  assemblies  in  the  school 
auditorium  at  night  or  on  Sundays. 

The  neighborhood  center,  therefore,  will  become  the  focal 
point  for  all  the  residents  of  Diamond  Heights,  recapturing  in 
many  ways  the  spirit  of  Main  Street  or  Courthouse  Square  in 
American  small  towns. 

On  the  west,  the  school  and  its  adjacent  playground  will 
adjoin  Glen  Canyon  Park  with  its  day  camp  for  all  San  Francisco 
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children.   Its  mountain-like  banks,  great  rock  outcroppings, 
groves  of  eucalyptus  and  willow  trees,  and  its  creek  bed  make 
this  canyon  one  of  the  beauty  spots  of  San  Francisco.   It  is 
a  part  of  the  almost  unbroken  natural  greenbelt  extending  over 
Twin  Peaks  and  Mount  Sutro  to  Golden  Gate  Park. 

The  head  of  Glen  Canyon,  where  Portola  Drive  and  O'Shaugh- 
nessy  Boulevard  meet,  will  be  reserved  as  the  site  for  a  future 
junior  high  and  senior  high  school. 

Because  of  the  steep  topography  in  Diamond  Heights, 
considerable  grading  will  be  required  for  both  street  work  and 
building  sites.   A  large  portion  of  the  earth  obtained  by  grad- 
ing will  be  used  to  fill  in  a  ravine  adjacent  to  the  elementary 
school  in  the  neighborhood  center.   This  will  provide  a  small 
playground  for  this  section. 

The  remainder  of  the  earth  obtained  will  be  used  to  fill 
in  a  jagged  and  treacherous  abandoned  quarry  in  the  vicinity 
of  Thirty-first  and  Diamond  Streets.   This  recovered  land  will 
provide  a  site  for  another  small  playground  laid  out  on  dif- 
ferent levels.   Next  to  this  playground,  there  will  be  a  site 
for  a  home  school  to  accommodate  children  in  the  kindergarten 
and  the  first  several  grades. 

Above  this  quarry  site  will  be  sites  for  three  or  four 
small  shops  to  serve  the  residents  of  the  southern  end  of 
Diamond  Heights  and  for  a  fire  station  and  additional  churches. 

Variety  of  Dwelling  Units  Proposed 

Set  aside  for  new  residential  development  are  the  peaks 
and  slopes  of  the  three  hills  and  all  of  the  remaining  vacant 
land  between  them.   Here  will  be  found  sites  which  should 
interest  most  builders,  large  and  small,  and  many  of  the  in- 
dividuals and  families  anxious  to  find  a  home  in  San  Francisco. 

Extensive  architectural  and  engineering  studies  have  been 
made  to  determine  the  best  use  of  the  land  in  Diamond  Heights. 
Because  of  the  steep  terrain,  virtually  every  building  site 
will  command  a  wide  view,  and  the  land  disposition  policy  of 
the  Redevelopment  Agency  will  be  designed  to  protect  these 
views. 

Most  of  the  sites  for  single-family  residences  lie  on  the 
western  slopes  of  the  hillsides  overlooking  Glen  Canyon.   To 
the  east,  steeper  sites  commanding  views  of  downtown  sky- 
scrapers, the  Bay  Bridge  and  the  hills  of  the  East  Bay  are 
better  suited  for  apartment  building. 
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CLOSE-UP      OF      RED        ROCK        HILL 


SHOWING  THE  TRANSITION  FROM  THE  OPEN  CANYON 
IN  THE  FOREGROUND  TO  DWELLINGS  OF  ALL  TYPES 
LEADING  UP  THE  SLOPES  OF  THE  HILL  TO  A 
GROUP     OF    TOWER    APARTMENTS     ON    THE    CREST 


SAN  FRANCISCO  REDEVELOPMENT  AGENCY  IN  CO-OPERATION  WITH  THE  DEPARTMENT  OF  CITY  PLANNING 


One  of  the  advantages  of  this  plan  is  that  it  locates 
most  of  the  single-family  residences  -  where  the  majority  of 
children  will  live  -  in  the  areas  which  will  have  access  to 
the  neighborhood  center  and  the  elementary  school  without 
crossing  a  principal  street. 

For  some  of  the  families  interested  in  living  in  Diamond 
Heights,  there  will  be  a  few  wide  lots  for  detached  houses 
along  the  boundary  of  Glen  Canyon.   This  will  provide  a  grad- 
ual transition  between  the  open  canyon  and  closely  built  row 
and  multiple  dwellings  higher  on  the  hills.   Many  sites  will 
be  suitable  for  semi-detached  and  one  and  two-story  row  houses. 
There  will  be  still  other  locations  for  those  San  Franciscans 
who  want  to  build  or  own  small  income  property  -  for  instance, 
duplexes  and  rental  row  units. 

There  will  be  larger  sites  for  all  types  of  multi-family 
dwellings.   Some  blocks  are  best  suited  to  row  houses  built 
around  a  central  court.   Proposed  for  a  number  of  the  steepest 
sites  are  "step-down"  apartments  -  buildings  which  follow  the 
contours  of  the  hillsides  and  thus  provide  balconies  and  roof 
decks  for  each  unit.   The  suggested  development  of  Rod  Rock 
Hill  (see  Plate  5)  >  the  closest  of  the  landmarks  to  downtown 
San  Francisco,  includes  three  ten-story  apartment  buildings. 

In  reaching  the  Tentative  Plan  stage  of  planning,  every 
effort  has  been  made  to  preserve  the  neighborhood  characteris- 
tics of  the  blocks  just  inside  the  project  and  to  make  gradual 
the  transition  from  the  old  to  the  new. 

There  are  only  158  houses  now  existing  in  the  area.   Most 
of  these  will  remain  in  their  present  locations,  with  some  of 
them  marked  for  rehabilitation.   About  45  structures  will  re- 
quire moving  or  demolition  in  order  to  carry  out  the  antic- 
ipated redevelopment. 

All  told,  an  estimated  7500  persons  will  live  in  Diamond 
Heights. 

The  Redevelopment  Process  Is  Gradual 

The  redevelopment  process  is  the  step-by-step  replanning, 
clearing  and  rebuilding  into  good  neighborhoods  of  areas  of 
the  city  which  have  become  blighted  or  wasted.   Each  step  re- 
quired by  the  Community  Redevelopment  Law  must  receive  the 
approval  of  designated  public  bodies  before  the  next  stage  of 
work  can  be  undertaken. 

For  example,  the  Tentative  Plan  must  have  the  approval  of 
the  San  Francisco  Board  of  Supervisors  before  the  staff  of  the 
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Redevelopment  Agency  can  start  work  on  the  Final  Plan.   And 
the  Final  Plan  also  must  have  the  Board  of  Supervisors* 
consent  before  acquisition  and  preparation  of  the  land  can 
get  under  way. 

Sixty-five  per  cent  of  the  land  in  Diamond  Heights 
already  is  in  public  ownership.   Approximately  55  per  cent  is 
to  remain  in  public  ownership  as  Glen  Canyon  Park,  as  sites 
for  future  junior  and  senior  high  schools  and  for  other  public 
purposes.   The  remainder  will  be  available  for  private  devel- 
opment.  Of  the  land  now  in  private  hands,  a  few  individuals 
or  groups  own  acreages  comprising  an  entire  city  block  or  more. 
The  remainder  of  the  property  is  owned  by  more  than  500  widely 
scattered  individuals. 

Following  the  approval  of  the  Final  Plan,  during  a 
scheduled  waiting  period  before  the  Agency  may  buy  any  land, 
those  private  property  owners  who  desire  and  are  able  to 
develop  their  own  land  in  the  project  area  without  changes  in 
property  lines,  may  negotiate  with  the  Agency  for  this  purpose. 
Such  private  participation,  of  course,  will  be  carried  out  in 
conformity  with  the  street  system,  land  uses,  standards  and 
other  provisions  of  the  approved  Final  Plan  for  the  area. 

After  the  period  set  aside  for  owner  participation  sign- 
up, under  terms  of  the  Law,  the  Agency  acquires  the  remainder 
of  the  land,  provides  necessary  streets,  utilities  and  other 
improvements,  and  prepares  the  land  for  sale  or  lease  to 
private  enterprise  for  building. 

Allowing  time  for  the  completion  and  approval  of  nlans, 
the  "bulldozer  stage"  of  redevelopment  in  Diamond  Heights  may 
begin  in  1953» 

Financing  Diamond  Heights 

To  finance  the  acquisition  of  the  land  and  subsequent 
site  improvements,  the  Redevelopment  Agency  will  seek  a 
Federal  loan,  estimated  at  $5? 000, 000,  under  the  provisions 
of  the  United  States  Housing  Act  of  194-9.   The  City  and  County 
of  San  Francisco,  at  the  same  time,  will  finance  certain  public 
improvements  and  facilities  normally  furnished  by  the  local 
government  in  consideration  of  the  tax  revenue  anticipated  from 
new  developments;  these  will  include  the  new  elementary  school, 
new  playground  improvements,  fire  station  and  a  portion  of  a 
trunk  sewer  in  Glen  Canyon. 

The  Federal  loan  will  be  paid  off  by  the  sale  or  lease  of 
the  improved  land  by  the  Agency  to  the  public  at  its  fair  value 
in  accordance  with  the  use  to  be  made  of  it  under  the  plan. 
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Although  no  exact  determination  can  be  made  until  the  property 
is  finally  sold,  it  is  estimated  that  the  funds  derived  by  the 
Agency  from  the  sale  of  the  land  will  defray  all  but  about 
$31,000  of  the  Agency's  expenses.   This  amount  will  be  covered 
by  a  Federal  grant  to  the  Agency  (see  Table  VII). 

Private  investment  in  new  homes,  apartments,  stores  and 
private  institutions  in  Diamond  Heights  will  amount  to  an 
estimated  $30,000,000  to  $"35,000,000.   The  present  negligible 
tax  return  to  San  Francisco  from  the  area  will  increase  to 
more  than  one-half  million  dollars  annually. 
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PART   I  --  INTRODUCTION 

Diamond  Heights  is  near  the  center  of  San  Francisco,  as 
shown  on  Plate  3*   The  325-acre  project  area  includes  the 
chain  of  hills  just  southeast  of  Twin  Peaks,  together  with 
Glen  Canyon  at  their  western  edge.   Along  the  westerly  rim  of 
Glen  Canyon  runs  01 Shaughnessy  Boulevard.   To  the  north  of 
Diamond  Heights  is  Portola  Drive,  Clipper  Street  and  Douglass 
Playground.   To  the  east  lies  Noe  Valley,  the  fringe  of  the 
inner  Mission  District.   To  the  south  are  the  Fairmount  and 
Glen  Park  sections.  The  exact  project  boundary  is  shown  on 
Plate  4. 

Three  vacant  hills  dominate  the  terrain.   Red  Rock  Hill, 
at  the  northern  end  of  the  area,  towers  above  Clipper  Street. 
Gold  Mine  Hill  is  in  the  center.   Fairmount  Hill,  in  the  south- 
eastern corner,  rises  above  Bernal  Avenue. 

This  report  on  the  Tentative  Redevelopment  Plan  for 
Diamond  Heights  explains  the  project  at  this  stage.   Quotations 
from  California's  Community  Redevelopment  Law  show  how  all 
legal  requirements  have  been  or  are  being  fulfilled. 

Part  I  outlines  briefly  the  steps  that  have  been  accom- 
plished so  far  and  the  steps  ahead.   Part  II  describes  the 
physical  aspects  of  the  plan  in  text  and  plates.   Parts  III 
and  IV  give  the  reasons  for  selection  of  the  project  area  and 
summarize  existing  conditions  therein.   Part  V  contains  es- 
timates of  project  costs  and  shows  how  necessary  financing  may 
be  obtained.   Appendices  add  other  information  to  aid  in  under- 
standing the  relationship  of  the  Tentative  Plan  to  the  complete 
redevelopment  process. 

The  legal  sections  quoted  or  partly  quoted  in  the  follow- 
ing pages  are  extracted  from  the  California  Community  Redevel- 
opment Law  unless  otherwise  noted. 

Early  Subdivision  and  Development 

Originally  the  grass  and  rock-covered  hills  of  Diamond 
Heights  and  the  deep  and  wild  Glen  Canyon  were  a  part  of  San 
Miguel  Rancho,   Large  tracts  were  sold  and  early  real  estate 
developers  subdivided  and  re-subdivided  many  times  from  the 
l860*s  on.   The  present  Glen  Park  Playground  at  the  foot  of  the 
canyon  at  the  turn  of  the  century  was  a  picnic  ground  operated 
by  a  real  estate  developer  to  attract  buyers. 
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In  the  Glen  Park  and  Fairmount  sections,  bordering  the 
southern  end  of  the  project  area>  many  of  the  streets  were 
built  along  the  contours,  and  the  lower  slopes  became  rel- 
atively well  built-up.   But  no  attempt  ever  was  made  to  lay 
out  contour  streets  on  Gold  Mine  Hill  and  Red  Rock  Hill  in  the 
central  and  northern  end  of  the  project  area.   Gridiron  pattern 
streets  were  mapped,  many  going  straight  up  and  down  very  steep 
hills.  There  was  no  plan  to  assure  schools,  stores  or  public 
transportation.   It  was  a  matter  of  speculative  subdivisions 
where  only  a  few  houses  were  built.  Formerly  land  was  avail- 
able in  more  level  parts  of  the  city  where  it  was  cheaper  to 
put  in  utilities  and  build  houses.   Meanwhile,  in  Diamond 
Heights  quarrying  was  carried  on,  and  cows  grazed  on  hillsides 
(there  was  a  dairy  in  Glen  Canyon  until  the  early  1930's).  The 
city  acquired  most  of  the  canyon  in  1912  as  a  possible  site  for 
a  reservoir  but  later  made  other  arrangements  for  water  storage. 

Conditions  of  Blight 

Section  33040:   "It  is  found  and  declared  that  there 
exist  in  many  communities  blighted  areas  which  con- 
stitute either  social  or  economic  liabilities,  or 
both.  .  .  .   These  blighted  areas  are  characterized 
by  one  or  more  of  the  (following)  conditions  .  .  .  . "  * 

Seven  of  the  conditions  of  blight  listed  in  the  Community 
Redevelopment  Law  are  found  in  Diamond  Heights.**  They  are: 

1.  "Economic  disuse."  Vacant  land  constitutes  about 
85  per  cent  of  the  project  area. 

2.  "Faulty  Planning."  The  mapped  gridiron  pattern  of 
streets  is  wasteful  and  not  suited  to  the  topography. 
There  is  no  provision  for  sites  for  community  facil- 
ities . 

3 .  "The  subdividing  and  sale  of  lots  of  irregular  form 
and  shape  and  inadequate  size  for  proper  usefulness 
and  development."   Parcels  with  sizes  and  shapes  not 


*   From  the  Community  Redevelopment  Law  of  California.   Sec- 
tions of  the  Law  are  thus  quoted  throughout  this  report. 

**  See  Part  IV  of  this  report  and  Redevelopment  in  Diamond 
Heights,  San  Francisco  Redevelopment  Agency  in  consultation 
with  the  Department  of  City  Planning,  March  1950. 


-  9  - 


suited  for  building  in  a  hilly  area  have  been  sub- 
divided and  sold  many  times  over,  more  than  50C  of 
them  now  being  owned  by  separate  individuals. 

4.  "The  laving  out  of  lots  in  disregard  of  the  contours 
and  other  physical  characteristics  of  the  ground  and 
surrounding  conditions."  Present  lot  layout  ignores 
cliffs,  steep  grades,  and  out-croppings  of  rocks. 

5.  "The  existence  of  inadequate  streets,  open  spaces  and 
utilities . "  Approximately  one-third  of  the  mapped 
streets  are  so  steep  that  they  would  be  unusable  if 
built.   Existing  permanent  open  spaces,  such  as  the 
Glen  Park  and  Douglass  Playgrounds,  are  inadequate  to 
serve  the  area  when  built-up.   The  major  part  of  the 
area  is  not  served  by  utilities  of  any  kind. 

6.  "Economic  maladjustment  to  such  an  extent  that  the 
capacity  to  pay  taxes  is  reduced  and  tax  receipts  are 
inadequate  for  the  cost  of  public  services  rendered. " 
Tax  deed  titles  to  8.8  acres  of  land  in  the  project 
area  are  held  by  the  State  of  California. 

7 .  "Lack  of  proper  utilization  of  areas,  resulting  in  a 
stagnant  and  unproductive  condition  of  land  poten- 
tially useful  and  valuable."   Only  15  per  cent  of  the 
land  is  in  "economic  use",  although  most  of  the  area 
was  subdivided  by  I89I. 

Designation  by  Supervisors 

Section  334-80 :   "Redevelopment  areas  may  be  designated 
by  resolution  of  the  legislative  body  .  .  .  ." 

As  a  prerequisite  to  the  preparation  of  a  redevelopment 
plan  for  Diamond  Heights,  the  Board  of  Supervisors  of  the  City 
and  County  of  San  Francisco  passed  an  ordinance*  on  July  24, 
1950,  designating  and  describing  the  boundaries  of  Redevel- 
opment Area  B,  of  which  the  Diamond  Heights  project  area  is  the 
greater  part.   (Ordinance  No.  6161,  File  No.  55?S,  Series  of 
1939.)   The  designation  by  the  Supervisors  was  made  at  the 
recommendation  of  the  Redevelopment  Agency,  following  a  study 
of  the  conditions  in  the  area. 


*   Under  terms  of  the  California  Community  Redevelopment  Act, 
an  ordinance  passed  by  the  legislative  body  was  required  to 
designate  a  redevelopment  area.   The  Community  Redevelopment 
Law,  which  went  into  effect  September  22,  1951,  calls  for  a 
resolution  of  the  legislative  body. 
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The  ordinance  declared  that  "Redevelopment  Area  B  .  .  . 
is  hereby  found  and  determined  to  be  a  blightel  area,  whoso 
redevelopment  is  necessary  to  effectuate  the  public  purposes 
in  the  Community  Redevelopment  Act  of  California  .  .  .  . " 

The  Preliminary  Plan 

Section  33500:   "Of  its  own  motion  or  at  the  request 
of  the  Agency,  the  Planning  Commission  may  select 
one  or  more  project  areas  comprising  all  or  part  of 
such  redevelopment  area,  and  formulate  a  Preliminary 
Plan  for  the  redevelopment  of  each  project  area." 

As  provided  for  in  this  section  of  the  Community  Redevel- 
opment Law,  the  City  Planning  Commission,  on  May  24,  195l> 
approved  the  selection  of  a  project  area  of  325  acres  compris- 
ing most  of  Redevelopment  Area  B  as  designated  by  the  Board  of 
Supervisors  (see  Plate  6).  Planning  studies  showed  that  4  5 
acres  on  the  eastern  and  southern  fringes  of  the  Redevelopment 
Area,  already  largely  built-up,  could  be  excluded  from  the 
project  area  since  they  did  not  affect  proper  construction  of 
new  streets  and  laying  out  of  good  building  sites  on  the 
vacant  land. 

The  Preliminary  Plan,  as  formulated  by  the  Department  of 
City  Planning,  is  given  in  full  in  Appendix  B,  including  both 
a  map  and  text.   In  the  language  of  the  Law  (Section  33501)  it: 

a.  Describes  the  boundaries  of  the  project  area; 

b.  Contains  a  general  statement  of  the  land  uses,  layout 
of  principal  streets,  population  densities,  and 
building  intensities  and  standards  proposed  as  the 
basis  for  the  redevelopment  of  the  project  area; 

c.  Shows  how  the  purposes  of  this  part  would  be 
attained  by  such  redevelopment; 

d.  Shows  that  the  proposed  redevelopment  conforms  to 
the  master  or  general  community  plan. 

Specific  reference  is  made  to  prior  reports  and  actions  of 
the  City  Planning  Commission  concerning  various  features  of  the 
Master  Plan  which  will  be  carried  out  by  accomplishment  of  the 
redevelopment  plan. 

Co-operative  Formulation  of  Preliminary  and  Tentative  Plans 

Section  33503s   "The  Agency  and  Planning  Commission  shall 
co-operate  in  the  selection  of  project  areas  and  in  the 
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preparation  of  the  Preliminary  and  Tentative  Plans." 

Continuing  their  co-operative  activities  in  drawing  up 
the  Preliminary  Plan,  the  staffs  of  the  Agency  and  the  Depart- 
ment of  City  Planning  have  worked  as  a  team  in  preparing  the 
Tentative  Plan  presented  in  this  report.   The  advice  and 
assistance  of  architectural  and  engineering  consultants  have 
been  invaluable,  particularly  in  overcoming  the  obstacles  of 
difficult  topography  and  taking  full  advantages  of  the  dramatic 
opportunities  of  the  site. 

Furthermore,  many  City  and  County  departments  already  have 
been  and  will  continue  to  be  involved  in  making  the  project  a 
reality. 

Access  streets,  transit  routes,  water  supply  and  sewers, 
as  well  as  private  utilities,  are  required,  and  recreational, 
educational  and  other  city  services  are  needed  in  the  area. 
The  project  is  being  designed  to  link  efficiently  with  all 
these  city-wide  systems.   In  the  course  of  preparing  the 
Diamond  Heights  plan,  representatives  of  the  San  Francisco 
municipal  departments  primarily  affected  were  consulted;  they 
included  the  Department  of  Public  Works,  the  Municipal  Railway, 
the  Water  and  Real  Estate  Departments,  the  Recreation  and  Park 
Department,  the  Police,  Fire  and  Library  Departments,  and  the 
Unified  School  District.   The  plan  takes  into  account  the  views 
of  representatives  of  each  of  these  departments.   The  public 
hearings  present  an  opportunity  for  further  discussion  of  the 
facilities  and  services  required  and  the  means  to  finance  them. 

Public  Hearing  and  Community  Participation 

Section  33530:   "Before  submitting  the  Tentative  Plan 
to  the  legislative  body,  the  Agency  shall  conduct  a 
public  hearing  on  it." 

Section  33534:   "At  the  hearing  the  Agency  shall  pro- 
vide an  opportunity  for  all  interested  persons  or 
public  or  private  agencies  to  be  heard  and  to  submit 
alternative  redevelopment  plans  for  a  project  area, 
and  shall  receive  and  consider  written  communications 
with  reference  to  the  alternative  plan." 

Having  completed  all  the  legal  steps  required  prior  to  a 
public  hearing,  the  Agency  is  now  preparing  to  hold  the  hearing 
on  the  Tentative  Plan  provided  for  in  the  above  section. 

As  implied  in  the  title  of  the  California  Community  Re- 
development Law,  the  redevelopment  program  in  San  Francisco  is 
conceived  to  be  a  truly  community  undertaking.   The  Redevel- 
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opment  Agency,  after  consultation  with  many  public  agencies 
and  private  citizens,  herewith  presents  these  proposals  for 
Diamond  Heights  for  the  fullest  possible  public  discussion, 
comment,  suggestion,  and  criticism. 

Before  the  Agency  proceeds  with  detailed  engineering  sur- 
veys and  plans,  all  San  Franciscans  and  owners  of  property  in 
the  project  area  are  invited  to  participate  with  the  Agency  in 
shaping  the  plan  at  this  tentative  stage.   Since  new  building 
and  street  layout  along  the  borders  of  the  project  area  are  to 
be  designed  to  fit  in  with  and  serve  to  enhance  the  attrac- 
tiveness of  nearby  houses,  owners  of  properties  on  the  fringes 
are  especially  encouraged  to  participate  with  the  Agency  in 
planning  the  sections  adjoining  their  homes  and  lots. 

Fulfillment  of  the  following  provisions  from  the  Law 
(parts  of  Sections  33531  through  33533)  insures  that  all 
parties  interested,  including  property  owners  within  the 
project  area,  shall  be  invited  to  participate  at  the  Agency's 
public  hearings  in  formulating  the  Tentative  Plan. 

"The  Agency  shall  publish  notice  of  the  hearing  not 
less  than  once  a  week  for  four  successive  weeks  prior 
to  the  hearing.   The  notice  shall  be  published  in  a 
newspaper  of  general  circulation,  printed  and  pub- 
lished in  the  community  .  .  . 

"The  notice  of  hearing  shall  include  a  legal  descrip- 
tion of  the  boundaries  of  the  area  or  areas  designated 
in  the  Tentative  Plan  and  a  general  statement  of  the 
scope  and  objectives  of  the  plan. 

"Copies  of  the  notices  shall  be  mailed  to  the  last 
known  assessee  of  each  parcel  of  land  within  the  area 
designated  in  the  Tentative  Plan,  at  his  last  known 
address  as  shown  by  the  records  of  the  assessor  for 
the  community." 


The  Effect  of  Redevelopment  on 
Present  Residents"  "and  Property  Owners 

Redevelopment  in  San  Francisco  is  being  undertaken  in  the 
spirit  of  national  housing  policy  declared  by  Congress  in  the 
Housing  Act  of  1949: 

"The  Congress  hereby  declares  that  the  general 
welfare  and  security  of  the  Nation  and  the  health 
and  living  standards  of  its  people  require  housing 
production  and  related  community  development 
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sufficient  to  remedy  the  serious  housing  shortage, 
the  elimination  of  substandard  and  other  inadequate 
housing  through  the  clearance  of  slums  and  blighted 
areas,  and  the  realization  as  soon  as  feasible  of 
the  goal  of  a  decent  home  and  a  suitable  living 
environment  for  every  American  family,  thus  con- 
tributing to  the  development  and  redevelopment  of 
communities  and  to  the  advancement  of  the  growth, 
wealth,  and  security  of  the  Nation." 

The  Agency's  goal  is  the  improvement  of  housing  standards 
of  the  entire  community.  Consequently,  it  must  concern  itself 
with  the  housing  needs  of  those  who  must  move  in  order  to  make 
redevelopment  projects  possible. 

In  planning  for  the  rehousing  of  these  families,  not  only 
their  needs  but  also  their  desires  are  being  considered  as 
carefully  as  possible.   This  includes  the  desire  of  some  to 
continue  living  in  or  near  their  present  location  and  neighbor- 
hood. 

In  the  case  of  Diamond  Heights,  it  is  fortunate  that  only 
a  small  number  must  be  disturbed  in  order  to  make  possible  the 
building  of  23OO  new  dwellings.   This  and  the  amount  of  vacant 
land  provides  for  flexibility  in  rehousing  which  will  not  be 
present  in  other  projects  -  the  Western  Addition,  for  example. 

As  noted  on  page  54  of  this  Report,  there  are  113  houses 
in  the  project  area  which  need  not  change  in  ownership  or  use. 
There  are  45  houses  (some  not  occupied  or  habitable)  which 
may  have  to  be  moved  or  demolished.   This  means  that  each  of 
the  158  houses  now  located  in  the  Diamond  Heights  project  area 
may  be  classified  either  as  a  house  to  remain  or  as  a  house  to 
be  removed  from  its  present  site. 


Houses  to  Remain 

As  explained  above,  the  Tentative  Redevelopment  Plan  does 
not  contemplate  any  change  in  location  of  the  113  houses  which 
are  shown  on  the  plan  (see  Plate  4)  nor  does  the  Agency  plan 
to  purchase  them.  In  some  cases,  street  paving  or  the  instal- 
lation of  utilities  will  take  place,  but  these  improvements  in 
no  way  will  change  the  location  or  ownership  of  these  113 
houses. 

Some  of  the  owners  of  these  houses,  however,  have  indicat- 
ed a  desire  to  sell  their  properties  at  a  fair  market  value,  so 
it  is  possible  that  they  may  become  available  to  some  of  those 
Diamond  Heights  residents  whose  houses  are  not  suitable  for 
moving  but  who  wish  to  continue  to  live  in  the  area. 
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Houses  to  be  Removed  from  their  Present  Sites 

Until  the  final  engineering  for  the  proposed  streets  and 
site  development  of  Diamond  Heights  is  completed,  the  exact 
number  of  houses  which  will  have  to  be  removed  from  their 
present  locations  will  not  be  known.   According  to  the  Tentative 
Plan,  the  maximum  number  of  houses  in  this  category  will  be  4-5. 
Detailed  surveys  and  careful  street  alignments  may  permit  a 
number  of  these  houses  to  remain  in  their  present  locations. 

When  it  is  determined  that  a  house  must  be  moved  in  order 
that  redevelopment  may  take  place,  the  owner  generally  will 
have  two  alternatives: 


1.  He  may  sell  his  house  and  land  to  the  Agency 
for  cash  at  the  fair  market  value. 

2.  He  may  sell  only  his  land  to  the  Agency  at  its 
fair  market  value  and  retain  his  house  for 
removal  to  another  site  within  a  reasonable 
agreed  period  of  time.   In  such  a  case,  in 
addition  to  the  value  of  the  land,  an  owner  will 
be  paid  a  sum  equal  to  the  difference  between 
the  appraised  value  of  the  house  in  place  ex- 
clusive of  the  land  and  the  so-called  salvage 
value,  or  the  value  of  house  moved  from  its 
foundation.   Based  on  the  experience  of  various 
City  and  County  departments,  if  a  house  is 
structurally  sound  and  presents  no  unusual 
moving  problems,  the  above-mentioned  difference 
is  a  sum  usually  sufficient  for  its  owner  to 
pay  the  costs  of  moving  the  house  and  reestab- 
lishing it  on  a  new  lot.   This  consideration 
paid  when  a  house  must  be  moved  is  used  because 
if  the  owner  sells  both  house  and  land  to  the 
Agency,  the  Agency  will  have  to  dispose  of  the 
house  either  by  contracting  for  its  removal  or 
its  demolition.   In  such  cases  the  amount  the 
Agency  would  receive  for  the  house  is  its 
salvage  value.   Therefore,  the  net  cost  to  the 
Agency  would  be  the  same,  whether  the  owner 
retains  his  house  for  removal  to  another  site, 
or  the  Agency  is  compelled  to  demolish  or  move 
it. 

The  owner's  determination  usually  will  be  governed  by  the 
economic  feasibility  of  moving  the  house  as  well  as  his  own 
future  housing  plans.   Whichever  determination  he  makes,  he  will 
be  given  the  opportunity  to  obtain  another  lot  within  the  project 

-  15  - 


area  through  purchase,  or  by  an  exchange  of  property  with  con- 
siderations in  money  to  adjust  differences  in  value  one  way  or 
the  other.   This  gives  the  owners  who  sell  both  house  and  lot 
to  the  Agency  the  opportunity  to  build  a  new  house  within  the 
project  area.   It  gives  the  owners  who  retain  their  houses  for 
removal  the  opportunity  to  move  their  houses  to  a  new  lot  with- 
in the  area.   In  either  case  the  owner,  like  all  others  build- 
ing in  the  project  area,  will  have  to  conform  to  the  standards 
and  conditions  of  the  project  plan  and  to  the  City  and  State 
Building  Codes. 

As  the  Tentative  Plan  provides  sites  for  many  more  houses 
than  the  number  of  houses  to  be  removed,  owners  who  choose  to 
obtain  new  lots  in  the  project  area  will  have  a  choice  of 
various  locations. 

All  negotiations  between  the  Agency  and  the  owner  will  be 
conducted  in  accordance  with  the  provisions  of  the  Law.   The 
present  owner's  property  will  be  appraised  at  its  fair  market 
value  prior  to  or  as  of  the  time  when  the  Agency  files  for 
acquisition  of  the  property.   In  making  property  available, 
whether  by  outright  sale  or  lease  or  exchange,  the  Agency  must 
receive  for  the  property  not  less  than  its  fair  value  for  its 
new  use  in  accordance  with  the  redevelopment  plan.   In  each 
case  fair  value  will  be  established  after  the  properties  have 
been  appraised  by  competent  real  estate  appraisers.   These 
appraisals  will  be  made,  in  part,  on  comparison  of  recent  sales 
of  similar  properties.   The  value  of  street  paving  and  utilities 
will  be  included  in  the  appraisals  of  lot  values. 

In  addition  to  the  alternatives  listed  above,  the  owner  of 
a  house  which  is  to  be  removed  may  have  an  opportunity  to  ac- 
quire one  of  the  houses  scheduled  to  remain  in  its  present 
location  inside  the  project  area  if  the  owner  of  one  of  those 
houses  wishes  to  sell  it. 

As  individual  circumstances  will  vary  greatly,  negotiation 
will  be  carried  on  separately  with  each  owner  to  the  end  that 
the  most  satisfactory  solution  to  his  housing  problem  will  be 
worked  out  within  the  framework  of  the  Law  and  the  policy  of 
the  Redevelopment  Agency  as  stated  above. 

Safeguards  for  Housing  Welfare 

For  those  residents  of  the  45  houses  which  must  be  removed 
who  are  tenants,  and  those  who  are  owners  but  do  not  wish  to 
avail  themselves  of  the  opportunity  to  relocate  within  the 
project  area,  or  who  are  unable  to  do  so,  there  are  legal  safe- 
guards to  protect  their  housing  welfare.   These  safeguards  are 
in  the  provisions  of  Federal  and  State  laws  to  the  effect  that 
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families  cannot  be  displaced  unless  other  decent,  safe  and 
sanitary  dwellings  are  available; 

United  States  Housing  Act  of  194-9  -  Section  105  (c) 

" there  are  or  are  being  provided,  in  the  project 

area  or  in  other  areas  not  generally  less  desirable 
in  regard  to  public  utilities  and  public  and  commer- 
cial facilities  and  at  rents  or  prices  within  the 
financial  means  of  the  families  displaced  from  the 
project  area,  decent,  safe,  and  sanitary  dwellings 
equal  in  number  to  the  number  of  and  available  to 
such  displaced  families  and  reasonably  accessible  to 
their  places  of  employment " 

California  Community  Redevelopment  Law  -  Section  ^7^8 
"If  the  plan  provides  for  the  temporary  or  permanent 
displacement  of  any  occupants  of  housing  facilities  in 
the  project  area,  the  legislative  body  shall  not  approve 
the  plan  (Final  Plan)  except  upon  the  finding  that 
adequate  permanent  housing  facilities  are  or  will  be 
made  available  in  the  community  for  such  displaced 
occupants  at  rents  comparable  to  those  in  the  community 
at  the  time  of  their  displacement." 

California  Community  Redevelopment  Law  -  Section  13Z32 
"The  legislative  body  shall  also  be  satisfied  that  such 
permanent  housing  facilities  will  be  made  available 
within  three  years  from  the  time  such  occupants  are 
displaced  and  that  pending  the  development  of  such 
facilities  there  will  be  available  to  such  displaced 
occupants  adequate  temporary  housing  facilities  at 
rents  comparable  to  those  in  the  community  at  the  time 
of  their  displacement." 

Although  these  legal  safeguards  apply  at  the  time  of  the 
adoption  and  approval  of  the  Final  Redevelopment  Plan  rather 
than  at  the  Tentative  Plan  stage,  the  Agency  already  has  de- 
voted a  great  deal  of  attention  to  the  rehousing  problem.   To 
meet  the  spirit  as  well  as  the  letter  of  the  legal  safeguards, 
the  Redevelopment  Agency  intends  to  lend  its  assistance  when 
desired  to  help  families  find  other  dwellings  which  meet  their 
needs  and  wishes  as  closely  as  possible. 

The  Agency  is  effecting  working  relationships  with  such 
agencies  and  groups  as  builders,  real  estate  firms,  the  San 
Francisco  Housing  Authority,  welfare  and  social  agencies  and  the 
Department  of  Public  Health.   Extensive  planning  has  been  done 
for  the  rehousing  of  families  in  connection  with  the  Western 
Addition  Redevelopment  Project,  and  similar  resources  and 
methods  will  be  available  for  the  comparatively  small  number  of 
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families  to  be  rehoused  in  connection  with  Diamond  Heights. 

It  is  intended  that  well  in  advance  of  the  time  when  a 
family  has  to  move,  an  Agency  staff  member  personally  will  visit 
the  members  of  the  family  to  inform  them  of  the  assistance  avail- 
able to  them  through  the  Agency's  rehousing  bureau  and  to  learn 
details  of  the  family's  housing  needs  and  desires.   Files  will 
be  set  up  so  that  an  up-to-date  record  may  be  maintained  of  the 
rehousing  progress  of  each  family.   In  those  cases  requesting 
the  Agency's  assistance,  the  Agency  through  the  cooperation  of 
real  estate  and  rental  agencies,  private  builders,  community 
organizations,  newspaper  advertising  and  canvassing  the  commu- 
nity, will  investigate  other  available  dwellings  to  ascertain 
that  they  meet  standard  requirements  and  refer  project  residents 
to  such  dwelling.   In  accord  with  Title  III,  Section  302  of  the 
Housing  Act  of  1949  which  gives  priority  for  low-rent  public 
housing  to  eligible  site  occupants  to  be  displaced  by  any  re- 
development project,  any  family  which  appears  eligible  and  so 
desires  will  be  referred  to  the  San  Francisco  Housing  Authority 
to  be  registered  and  placed  when  a  vacancy  occurs  in  a  low-rent 
dwelling  of  the  Authority. 

Owners  of  Vacant  Property 

Owners  of  vacant  land  which  is  physically  situated  so  that 
it  can  be  developed  according  to  the  redevelopment  plan  will  be 
entitled  to  develop  it.  Whether  the  land  can  be  developed  with- 
in the  new  street  system  and  under  the  standards  established  will 
have  to  be  determined  individually  for  each  parcel.   The  law  pro- 
vides for  a  period  of  a  maximum  of  90  days  after  approval  by  the 
Board  of  Supervisors  of  the  Final  Redevelopment  Plan  (several 
months  after  approval  of  the  Tentative  Plan)  during  which  the 
owners  of  such  land,  if  they  so  desire,  must  enter  into  binding 
agreements  for  participation  according  to  the  plan,  including, 
of  course,  the  installation  of  the  required  streets  and  utilities 
at  their  cost,  and  perhaps  in  some  cases  a  fair  share  of  the  cost 
of  general  site  improvements  necessary  to  the  property's  develop- 
ment.  In  the  cases  of  those  who  agree  to  participate  the  Agency 
will  not  acquire  their  property.  Upon  the  expiration  of  the 
waiting  period  established  by  the  Board  of  Supervisors  for  owner 
participation  agreements,  and  after  another  30  day  period  pro- 
vided by  law,  the  Agency  will  be  authorized  to  execute  the  plan, 
including  the  acquisition  of  the  property  required  for  the  re- 
development of  the  area. 

With  any  owner  of  vacant  land  who  desires  to  build  his  own 
residence,  but  whose  land  is  so  situated  that  it  cannot  be 
developed  without  a  change  in  lot  lines,  the  Agency  will  en- 
deavor to  negotiate  an  equitable  purchase,  sale  or  exchange  of 
land  to  enable  the  owner  to  build. 
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For  all  other  land  owners  who  desire  to  participate  in  the 
redevelopment,  it  is  the  intention  of  the  Agency  to  effect  r-.  r.ts 
for  their  doing  so  insofar  as  possible.   This  ct-nnot  bo  at'  e.:.p'c  ?d, 
however,  until  it  has  been  determined  how  many  have  agreed  to 
develop  their  own  land  in  accordance  with  the  plan,  and  until 
opportunity  to  reside  in  the  area  has  been  afforded  those  present 
owners  who  desire  to  do  so. 
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PART  IT  --  THE  PROPOSED  PLAN  OF  DEVELOPMENT 


Section  33502:   "The  Planning  Commission  shall  submit 
the  Preliminary  Plan  ....  to  the  Agency  and  the 
Agency  shall  base  the  Tentative  Plan  upon  the  Prelim- 
inary Plan.   The  Agency  shall  make  an  analysis  of  the 
Preliminary  Plan  ..." 

In  accordance  with  this  provision,  the  Preliminary  Plan 
formulated  by  the  Department  of  City  Planning  was  analyzed  in 
detail.   In  preparing  the  Tentative  Plan,  several  minor  revi- 
sions were  made  including  the  addition  of  three  lots  to  the 
project  area  in  order  to  accommodate  one  of  several  changes 
in  street  alignments. 

Public  City-wide  and  Community  Facilities 

One  of  the  first  considerations  in  preparing  the  plan  for 
this  vacant  land  in  the  heart  of  a  closely  built-up  city  was 
the  need  for  parks  and  schools  to  serve  the  wider  community 
extending  beyond  the  project  boundaries.   Their  needs  are  ex- 
pressed in  the  reports  and  studies  of  the  Department  of  City 
Planning  and  the  plans  and  programs  of  the  Recreation  and  Park 
Department  and  the  Unified  School  District.   All  the  proposed 
parks,  playgrounds,  schools  and  shopping  centers  are  planned 
to  fit  with  the  existing  pattern  of  these . facilities  (see 
Plate  7) . 

Of  the  total  project  area  of  325  acres,  approximately 
one-third  of  the  area,  or  106  acres,  is  allocated  to  Glen 
Canyon  Park  and  to  school  sites  at  the  upper  end  of  the  Canyon. 
These  areas  will  form  part  of  the  almost  unbroken  greenbelt 
extending  over  Twin  Peaks  and  Mount  Sutro  to  Golden  Gate  Park. 

Separating  the  hills  of  Diamond  Heights  from  Miraloma 
Park  is  Glen  Canyon,  a  deep,  steep-sided  ravine  down  which  the 
waters  from  Twin  Peaks  and  Diamond  Heights  drain.   The  slopes 
of  Glen  Canyon  are  much  too  steep  for  economic  building  sites. 
As  a  recreational  area,  however,  its  potentialities  for  devel- 
opment as  a  natural  parkland  are  excellent.   The  Recreation 
and  Park  Department  already  has  acquired  50  acres,  and  is 
currently  negotiating  for  purchase  of  additional  land  from  the 
San  Francisco  Housing  Authority  to  round  out  the  park  area  (see 
Plate  16) .  Here  in  a  natural  setting  in  the  heart  of  the  city, 
children  can  assemble  for  day-camp  activities  supervised  by  the 
Recreation  and  Park  Department. 

In  the  upper  end  of  the  canyon,  approximately  30  acres 
north  of  the  line  of  Valley  Street  will  be  reserved  for  a 
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junior  high  school  site  and  a  senior  high  school  site.   Junior 
high  schools  presently  being  built  in  San  Francisco  have  sites 
of  seven  to  ten  acres.   Senior  high  schools  have  20-acre  sites. 
Since  a  substantial  portion  of  the  proposed  site  in  the  north- 
ern end  of  the  canyon  will  be  in  walls  of  the  canyon,  the  30- 
acre  reservation  for  these  two  schools  is  consistent  with 
current  standards. 

The  existing  Glen  Park  Playground,  at  the  lower  end  of 
the  canyon,  serves  the  neighborhood  in  its  vicinity  and  also 
will  provide  the  southwestern  portion  of  the  Diamond  Heights 
project  area  with  supervised  recreational  facilities. 

The  existing  Douglass  Playground  on  the  northeast  corner 
of  the  project  area,  situated  on  two  levels  developed  from  an 
abandoned  quarry,  is  now  being  used  by  children  from  adjacent 
built-up  areas.   Because  of  the  steep  hills,  the  lower  level 
will  be  relatively  inaccessible  from  the  new  residential  sec- 
tions of  Diamond  Heights;  but  the  upper  level  will  serve  res- 
idents of  the  apartments  planned  for  Red  Rock  Hill.   It  is 
planned  to  reduce  the  total  area  of  the  Douglass  Playground 
reservation  by  adding  the  presently  undeveloped  hillside  along 
the  western  edge  of  the  playground  to  the  residential  area  of 
the  project, 

Neighborhood  Center  Facilities 

The  principal  neighborhood  facilities  required  to  serve 
the  project  area  have  been  designed  to  form  a  neighborhood 
center  centrally  situated  in  the  saddle  between  Red  Rock  Hill 
and  Gold  Mine  Hill.   These  facilities  include  an  elementary 
school,  an  adjacent  playground,  a  neighborhood  shopping  area, 
a  public  library  and  one  or  more  churches  grouped  about  a  small 
plaza  or  square  (see  Plates  2  and  8).   Together  all  these  facil- 
ities will  compose  a  focal  point  of  the  neighborhood. 

The  elementary  school  occupies  a  site  of  five  acres  on  the 
south  slope  of  Red  Rock  Hill.   It  is  so  situated  that  level 
shelves  on  solid  ground  can  be  created  for  buildings  by  cutting 
into  the  slope.   Elementary  schools  elsewhere  in  the  city  are 
now  being  built  on  sites  of  three  to  five  acres.   Preliminary 
building  layouts  for  the  Diamond  Heights  elementary  school  sho\. 
that  five  acres  are  needed  for  an  adequate  site  on  the  sloping 
lend. 

The  gully  to  the  south  of  the  school  can  be  filled  with 
the  earth  obtained  by  grading  to  provide  three  acres  of  rel- 
atively level  playground.   This  playground  will  serve  the 
school  and  the  residential  development  on  Red  Rock  and  Gold 
Mine  Hills.   The  playground  will  be  connected  with  Street  "A" 
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by  a  narrow  strip  of  park  land  opening  into  the  small  plaza 
separating  the  school  from  the  shopping  center. 

On  the  south  side  of  the  plaza  and  fronting  on  Street  "A"-- 
as  the  principal  street  is  called  in  the  Tentative  Plan--is  the 
five-acre  shopping  area  (see  Plates  2  and  8).  Half  of  this 
area  is  necessary  to  provide  adequate  parking  at  a  ratio  of  two 
square  feet  for  parking  to  one  square  foot  of  gross  floor  area 
of  stores.   Another  quarter  of  the  area  will  be  required  for 
pedestrian  walks,  truck- loading  space,  planting  strips  and 
steep  banks.   According  to  the  preliminary  layout,  there  would 
be  about  50,000  square  feet  of  store  space  to  include  one  or 
more  food  markets  and  drug,  hardware  and  various  other  types 
of  sirall  stores.   In  addition  there  would  be  space  for  a 
gasoline  service  station. 

In  determining  the  size  of  the  commercial  area,  detailed 
studies  were  made  of  new  neighborhood  shopping  centers  in  San 
Francisco  and  neighboring  cities,  of  the  potential  buying 
power  of  the  area's  residents  that  might  be  spent  in  neighbor- 
hood stores,  and  of  the  ratio  of  proposed  store  acreage  to 
population  in  Diamond  Heights,  elsewhere  in  San  Francisco  and 
in  other  cities.   These  studies  indicate  that  the  proposed 
stores  should  enjoy  profitable  trade,  but  that  the  project 
would  contribute  also  to  the  trade  of  stores  near  the  project 
and  of  businesses  in  the  Mission  and  downtown  San  Francisco, 
particularly  those  supplying  many  types  of  goods  not  available 
in  the  neighborhood  center  stores. 

Additional  Neighborhood  Facilities 

Although  well-situated  to  serve  Red  Rock  and  the  northern 
portion  of  Gold  Mine  Hill,  the  main  neighborhood  center  is 
from  a  half  to  three-quarters  of  a  mile  from  southern  sections 
of  the  project.   The  hilly  terrain  further  complicates  easy 
access.   Consequently,  additional  neighborhood  facilities  are 
planned  in  the  notch  between  Fairmount  and  Gold  Mine  Hills. 

A  secondary  shopping  center  of  about  one  acre  will  be 
located  at  the  top  of  the  old  quarry  on  the  corner  of  Thirty- 
first  Street  and  Street  "A".   Both  bus  lines  that  will  serve 
the  area  will  pass  this  site,  making  it  extremely  convenient 
for  the  residents  of  Fairmount  Hill  and  vicinity  to  stop  and 
shop  on  their  way  home  in  the  evenings. 

Across  Thirty-first  Street,  a  site  is  reserved  for  a  new 
fire  station  required  to  service  the  project  area  and  its 
vicinity.   Sites  for  churches  are  also  located  here. 

The  neighborhood  center  will  be  located  conveniently  for 
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the  majority  of  Diamond  Heights  families.   Most  of  the  older 
children  will  live  within  walking  distance  of  the  elementary- 
school  propc  sed  for  the  center,  though  a  few  may  find  it  more 
convenient  to  attend  the  closest  existing  elementary  schools- 
Kate  Kennedy  at  Noe  and  Thirtieth  Streets  and  Glen  Park  on 
Bosworth  Street  west  of  Diamond. 

For  the  little  tots  in  the  kindergarten  and  first  two 
grades,  however,  an  auxiliary  or  "Home"  school  will  be  provided 
in  the  area  between  Gold  Mine  and  Fairmount  Hills.   This  school 
will  be  situated  on  a  one-acre  site  near  Beacon  and  Thirtieth 
Streets,  adjacent  to  the  deep  quarry  which  will  be  filled  to 
provide  playground  facilities. 

The  quarry  itself,  now  in  a  dangerous  condition,  will  be 
filled  in  part  with  excess  material  obtained  in  grading  streets 
and  building  sites  higher  on  the  hills.  Homes  could  not  be 
built  on  this  filled  land  for  many  years,  but  it  will  make  pos- 
sible the  development  of  a  two-level  playground.   One  level  of 
about  one  acre  will  adjoin  the  home  school;  the  higher  portion 
will  provide  another  acre  level  with  Thirty-first  street  and 
easily  accessible  from  Fairmount  Hill  and  parts  of  Gold  Mine 
Hill. 

Because  of  the  lack  of  level  land  in  the  residential  sec- 
tions, both  the  Quarry  Playground  and  the  playground  in  the 
neighborhood  center  meet  an  important  need.   Since  they  are 
both  on  deep  fill  obtained  from  grading  elsewhere  in  the  proj- 
ect, they  are  unusable  as  building  sites.   Although  they  will 
involve  the  city  in  development  and  maintenance  costs,  they 
will  help  maintain  property  values  and  tax  income  in  the  proj- 
ect area  over  a  long  period. 

The  total  area  of  new  playgrounds  and  small  parks  in  the 
project  is  about  nine  acres.   The  total  area  to  remain  in  the 
Douglass  Playground,  the  existing  Glen  Park  Playground  and  the 
small,  presently  undeveloped  Fairmount  Plaza  is  15  acres. 
Assuming  that  one-third  of  these  existing  areas  will  serve  the 
project,  the  total  playground  and  small  park  area  allocatable 
to  the  project  is  about  14  acres,  or  two  acres  per  1000  pop- 
ulation in  the  project  area.   If  flat  play  spaces  on  the  school 
properties  are  added,  the  ratio  approximates  the  minimum  stand- 
ard of  2.2  acres  per  1000  population  recommended  by  the 
National  Recreation  Association. 

For  churches,  the  Tentative  Plan  indicates  four  possible 
sites  close  to  the  two  shopping  areas  where  parking  space  will 
be  available  on  Sundays.   As  the  project  becomes  built-up, 
additional  church  sites  will  be  made  available  if  needed. 

No  sites  for  nursery  schools  are  shown  on  the  Tentative 
Plan,  but  if  the  demand  develops,  nursery  schools  may  be 
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accommodated  at  various  convenient  locations  in  the  residential 
sections. 

Principal  Streets 

One  of  the  major  causes  of  blight  in  older  residential 
sections  of  San  Francisco  has  been  the  invasion  of  such  areas 
by  a  steadily  increasing  volume  of  vehicular  traffic. 

Diamond  Heights,  on  the  contrary,  is  being  designed  to 
"conquer"  the  automobile  and  keep  it  under  control  as  a  useful 
servant.   Major  trafficways  bound  the  north  and  west  sides  of 
the  project,  but  the  Trafficways  Plan  of  the  city  provides  no 
major  streets  bisecting  the  area.   Therefore,  the  street  system 
has  been  designed  deliberately  to  discourage  the  use  of  any  of 
its  streets  by  through  traffic  having  neither  origin  nor  des- 
tination within  the  area. 

The  principal  entrance  to  Diamond  Heights  is  from  Clipper 
Street,  near  its  intersection  with  the  Market-Portola  thorough- 
fare, providing  direct  access  to  the  downtown  section  and  to 
the  Mission.   Designed  as  a  surface  intersection  with  mechan- 
ical traffic  control  devices  during  the  first  stages  of  devel- 
opment, detailed  studies  now  being  carried  out  by  the  Depart- 
ment of  Public  Works  may  result  in  a  final  plan  embracing  grade 
separation.   Sufficient  land  within  the  project  area  will  be 
reserved  to  provide  for  whatever  solution  is  finally  adopted. 

Within  Diamond  Heights,  Street  "A"  serves  as  the  main  stem 
of  the  internal  circulation  system.  Designed  with  a  right-of- 
way  width  of  80  feet  and  a  grade  of  not  more  than  six  per  cent 
except  for  short  sections  where  steeper  grades  are  unavoidable, 
it  flows  from  the  main  entrance  around  the  northern  and  eastern 
slopes  of  Red  Rock  Hill,  affording  a  spectacular  view  across 
Noe  Valley  and  Castro  Hill  to  the  downtown  and  Nob  Hill  sky- 
lines and  the  Bay  beyond.   Passing  the  neighborhood  center,  it 
widens  to  100  feet  to  provide  for  a  planted  center  strip  and 
left-turn  traffic  movements  into  the  shopping  center.   Thence 
passing  around  the  eastern  and  southern  slopes  of  Gold  Mine 
Hill,  with  a  width  of  80  feet,  it  terminates  in  Elk  Street 
above  the  Glen  Park  Playground.   Other  principal  streets  branch- 
ing off  from  Street  "A",  with  widths  of  50  and  60  feet,  are 
Duncan  Street,  realigned  to  serve  Red  Rock  Hill  on  the  west  and 
south;  Street  "B",  encircling  the  upper  slopes  of  Gold  Mine 
Hill,  and  Thirty-first  Street  and  Street  "H",  running  from  the 
secondary  shopping  area  around  the  west  and  south  side  of  Fair- 
mount  Hill  to  Bemis  Street.   In  addition,  sections  of  Diamond 
Street,  affording  access  to  parts  of  the  Mission  district  at 
one  end  and  the  Glen  Park  district  at  the  other,  will  be  graded 
and  paved  to  join  Street  "A".  Beacon  Street  will  be  extended 
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northward  to  pass  the  Home  School  and  playground  area  and 
connect  with  Diamond  Street. 

These  principal  streets  have  been  carefully  laid  out  to 
make  every  buildable  portion  of  the  project  area  readily  acces- 
sible.  Conforming  as  much  as  possible  to  existing  contours, 
no  grade  will  be  greater  than  15  per  cent  in  spite  of  the  very 
difficult  terrain.   This  grade,  which  will  provide  easy  access 
for  fire  and  other  emergency  equipment,  contrasts  sharply  with 
the  impossibly  steep  grades  required  in  many  portions  of  the 
existing  platted  gridiron  pattern  of  streets. 

Minor  Streets  and  Pedestrian  Ways 

The  minor  streets,  with  widths  of  40  and  50  feet,  are 
designed  as  branches  from  the  principal  streets  solely  to 
provide  access  to  property  fronting  on  them. 

The  pattern  of  minor  streets  is  flexible  and  may  be  mod- 
ified in  negotiations  by  the  Redevelopment  Agency  with  private 
builders  to  accommodate  their  building  plans.  Dead-end  streets 
are  limited  to  situations  where  no  other  street  arrangement  is 
feasible. 

In  order  to  eliminate  dead-ends  for  pedestrians  and  to 
provide  a  more  completely  integrated  system  of  circulation  for 
them,  walkways  and  stairways  will  connect  the  different  levels 
of  the  project  area  by  more  direct  routes  than  can  be  followed 
by  streets.   The  nearly  level  pedestrian  way  connecting  the 
cul-de-sac  at  the  end  of  Street  "F"  with  Street  "M"  at  the 
edge  of  the  elementary  school  site  will  be  treated  to  serve  as 
an  emergency  route  for  fire  equipment  and  to  service  utility 
connections. 

Transit 

The  principal  street  pattern  has  been  designed  with  partic- 
ular consideration  for  its  capacity  to  accommodate  public 
transit.   The  Municipal  Railway  management  has  indicated  the 
probability  of  an  extension  of  the  Market-Corbett  bus  line  into 
Diamond  Heights  over  Street  "A".   A  possible  terminal  would  bo 
on  Fairmount  Hill.   The  Castro  bus  line  could  also  be  extended 
into  the  project  area  via  Diamond  Street  possibly  terminating 
near  Elk  Street  and  the  Glen  Park  Playground.   These  lines 
would  assure  adequate  transit  coverage  of  the  buildable  portion 
of  the  project  area.   If  express  bus  service  to  downtown  is 
warranted,  the  running  time  would  be  between  20  and  30  minutes. 

Passenger  loading  zones  will  be  specially  designed  and 
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designated  along  the  principal  streets  on  which  transportation 
would  be  routed.   Curb  insets  at  the  most  convenient  and  desir- 
able loading  points  will  keep  buses  out  of  main  traffic  flows 
while  loading. 

Utilities 

The  city  departments  and  the  companies  rendering  utility- 
services  have  made  preliminary  studies  and  cost  estimates  for 
required  utilities.   Sewers  on  the  eastern  slopes  will  connect 
with  existing  lines.   To  serve  the  western  slopes,  the  Depart- 
ment of  Public  Works  will  provide  a  new  trunk  sewer  in  Glen 
Canyon.  Water  will  be  provided  from  existing  reservoirs  and 
the  proposed  reservoir  on  Twin  Peaks.   Gas  service  can  be 
extended  frrm  existing  mains.  Electric  and  telephone  lines 
will  be  underground  or  will  be  along  rear  lot  lines  where  fea- 
sible in  order  not  to  obstruct  views  or  interfere  with  street 
trees. 

Population  Densities 

In  establishing  population  densities  for  Diamond  Heights 
as  required  by  the  Community  Redevelopment  Law,  one  of  the 
primary  considerations  is  that  they  shall  be  in  conformity 
with  the  Master  Plan  for  the  city.   The  Master  Plan  adopted  in 
194-5  and  subsequent  Master  Plan  studies  indicate  how  the  ex- 
pected future  population  can  best  be  accommodated  in  residen- 
tial areas,  based  on  such  factors  as  existing  building  devel- 
opment, topography  and  proximity  to  employment,  shopping 
centers,  transportation,  and  open  spaces. 

This  general  plan  for  residential  densities  takes  into 
account  plans  for  new  public  facilities  including  trafficways, 
schools,  recreation  areas  and  the  like  as  well  as  development 
of  vacant  areas,  changes  in  commercial  and  industrial  use  of 
private  land  and  increased  densities  in  some  of  the  built-up 
residential  districts  through  conversions  and  new  buildings. 

Although  the  city-wide  plan  does  not  directly  establish 
population  densities  for  Diamond  Heights,  it  does  give  a  basic 
framework  within  which  Diamond  Heights  densities  have  been 
established.   It  highlights  the  principle  that  Diamond  Heights, 
as  one  of  the  few  remaining  large  tracts  of  vacant  land  in  San 
Francisco,  should  provide  dwellings  for  as  large  a  number  of 
families  as  possible  without  sacrificing  desirable  living 
conditions. 

In  harmony  with  this  principle  and  based  on  site  and 
building  type  studies  and  other  considerations  outlined  in  sub- 
sequent sections  of  this  report,  the  Tentative  Plan  for  Diamond 
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Heights  provides  for  approximately  2300  dwelling  units  which 
will  accommodate  an  estimated  7500  persons.   Table  I  shows  the 
proposed  division  of  this  population  between  single-family 
residences  and  multi-family  dwellings,  and  the  population 
densities  achieved. 

TABLE  I 

AREA,  NUMBER  OF  NEW  DWELLINGS,  ESTIMATED  POPULATION  AND 
DENSITIES  FOR  SINGLE-FAMILY  AND  MULTI-FAMILY  SECTIONS 

Number  Number  Persons 

of      of        Estimated   Per 
Type  of  Dwelling  Acres   Dwellings  Population  Net  Acre 


Single-Family 
House 

55 

600 

2500 

45 

Multi-Family 
Dwelling* 

65 

1700 

5000 

77 

All  Types 

120 

2300 

7500 

63 

With  larger  families  in  the  houses  than  in  the  apartments, 
the  single-family  areas  will  have  about  45  persons  per  net 
acre,  as  compared  with  an  estimated  77  persons  per  net  acre  in 
multi-family  areas.   The  average  density  in  single-family  areas 
will  be  a  little  below  the  average  of  about  50  persons  per  net 
acre  found  in  standard  row  house  sections  of  San  Francisco  such 
as  the  Sunset  District.  The  multi-family  areas  will  be  com- 
parable in  density  to  broad  sections  of  the  Richmond  District 
where  there  are  mixtures  of  multi-family  with  some  single- 
family  dwellings.   In  both  the  Richmond  District  and  in  the 
plan  for  Diamond  Heights,  nearby  large  park  areas  provide 
community  o-en  space  that  greatly  adds  to  the  livability  of 
apartment  neighborhoods.   Modern  site  planning  should  provide 
much  better  comforts  on  the  steep  hills  of  Diamond  Heights 
than  are  fo-  nd  in  older  sections. 


*   Of  the  1700  multi-family  dwellings,  400  are  in  small  build- 
ings such  as  flats,  duplexes  and  rental  rows  with  from  two  to 
four  units  each;  the  remaining  1300  units  are  in  larger 
apartment  buildings. 
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Building  Intensities 

The  basic  premise  that  Diamond  Heights  should  accommodate 
as  many  families  as  would  be  consistent  with  continuing  desir- 
able living  conditions  influenced  the  decision  to  provide  a 
relatively  large  proportion  of  multi-family  dwellings.   Consid- 
ered in  relation  to  the  long-range  development  in  San  Francisco 
and  the  Bay  Area,  Diamond  Heights,  with  easy  accessibility  to 
the  heart  of  San  Francisco,  is  well-located  to  provide  rental 
dwelling  units  for  the  many  families  who  need  and  prefer  them. 

Another  factor  in  determining  the  proportion  of  the  area 
to  be  allocated  to  various  building  intensities  and  housing 
types  is  the  principle  that  as  a  community  project,  Diamond 
Heights  should  serve  the  needs  of  many  different  kinds  of 
families  in  the  community.   As  indicated  by  past  building 
trends,  by  recent  housing  surveys  and  by  special  surveys  under- 
taken for  the  Redevelopment  Agency,  San  Francisco  families 
prefer  and  seek  many  different  types  of  housing  accommodations. 
Furthermore,  by  providing  a  wide  variety  of  dwelling  types, 
Diamond  Heights  will  have  a  wider  appeal  than  if  only  one  type 
of  housing  were  provided.   Thus,  it  is  expected  that  the  whole 
area  will  develop  so  that  the  investment  in  roads,  utilities 
and  open  areas  can  then  begin  to  pay  its  way  within  a  very  few 
years,  and  store  and  institutional  sites  soon  can  become  finan- 
cially attractive. 

Furthermore,  a  variety  of  building  intensities  provides 
sites  where  many  different  builders  and  investors,  large  and 
small,  can  participate  in  the  manner  they  prefer  and  for  which 
they  are  best  prepared. 

Working  within  the  framework  of  the  general  considerations, 
extensive  architectural  studies  were  made  of  the  possible  and 
desirable  building  types  for  all  parts  of  the  site.  Existing 
conditions  of  topography,  accessibility  and  orientation  with 
regard  to  wind,  sun  and  views  were  of  paramount  importance  in 
developing  appropriate  housing  types  (see  Plates  9  to  15)  and 
in  designating  the  various  sectors  of  Diamond  Heights  for 
structure  type  and  density  classifications. 

Single-Family  Areas  and  Building  Standards 

The  Tentative  Plan  provides  areas  for  about  100  detached 
houses,  100  semi-detached  houses  and  4-00  row  houses  (see  Plates 
9,  10  and  11). 

In  general,  the  row  house  areas  (denoted  S-3  on  the 
Tentative  Plan,  Plate  4)  are  located  on  the  westerly  and  south- 
erly-oriented slopes  above  Glen  Canyon  and  the  Glen  Park 
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SECTION     A-A 


PLOT      PLAN 


DETACHED    HOUSES 

A  FEW  SECTIONS  OF  DIAMOND  HEIGHTS  WILL  BE  SUB- 
DIVIDED INTO  COMPARATIVELY  WIDE  LOTS  SUITABLE  FOR  DETACHED 
HOUSES.  MOST  OF  THESE  WILL  BE  LOCATED  ALONG  THE  BOUNDARY 
OF  GLEN  CANYON  TO  PROVIDE  A  TRANSITION  BETWEEN  THE  OPEN  PARK 
AND  CLOSELY  BUILT  ROW  AND  MULTIPLE  DWELLINGS  HIGHER  ON  THE 
HILLS;  OTHERS  ARE  SITUATED  WHERE  THERE  IS  ALREADY  AN  EXISTING 
PATTERN    OF   DETACHED    HOUSES. 
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PLOT    PLAN 


SECTION     A-A 


ROW    HOUSES    ON   A   CONTOUR   STREET 

WHERE  PROPOSED  STREETS  FOLLOW  THE  DIAMOND  HEIGHTS 
HILLSIDES,  ONE-STORY  HOUSES  ARE  SUGGESTED  FOR  THE  DOWNHILL 
SIDES  OF  THE  STREETS.  THIS  PROVIDES  FOR  FRONT  TERRACES  AND 
PLANTING  WHICH  TENDS  TO  BREAK  THE  PATTERN  OF  SOLID  HOUSE  FRONTS. 
ON  THE  UPHILL  SIDES  OF  THESE  STREETS  WILL  BE  ROW  HOUSES  WITH  THE 
LIVING  QUARTERS  OVER  THE  GARAGE  AND  BASEMENT.  THUS,  HOUSES  ON 
BOTH  SIDES  OF  THESE  CONTOUR  STREETS  WILL  BE  ASSURED  A  VIEW,  AS 
INDICATED    IN     SECTION      A-A. 
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SECTION    A-A 


PLOT      PLAN 


ROW    HOUSES    ON    CONTOUR    AND 
STEEP    STREETS 

SUGGESTED  ROW  HOUSES  FOR  THE  UPHILL  SIDES  OF 
CONTOUR  STREETS  (see  also  plate  io)  ARE  SHOWN  AT  THE 
RIGHT.  OTHER  ROW  HOUSES  ARE  PROPOSED  FOR  STREETS  OF 
TEN  TO  FIFTEEN  PERCENT  GRADIENT,'  AS  SHOWN  AT  UPPER 
LEFT.  ADVANTAGES  OF  THIS  TYPE  OF  ROW  HOUSE  ARE  CORNER 
WINDOWS    AND    LEVEL   REAR  YARDS    SUITABLE    FOR   CHILDREN'S    PLAY. 
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neighborhood.   Wider  lots  for  detached  houses  (S-l  areas  on 
Plate  4)  are  situated  in  especially  attractive  but  less  easily 
accessible  sections  bordering  Glen  Canyon  Park  and  on  the  east- 
ern side  of  Fairmount  Hill,  where  now  are  found  scattered  de- 
tached houses,  some  of  them  built  very  recently.   Semi-detached 
houses  (two  houses  built  side-by-side  with  a  side  yard  for  each) 
are  located  to  form  transitions  between  detached  houses  and 
existing  or  new  row  houses  (see  S-2  areas  on  Plate  4). 

Building  standards  for  both  single-family  and  multi-family 
areas  have  been  worked  out  after  consideration  of  existing  city 
ordinances,  standards  common  in  other  cities,  existing  sub- 
division practices  and  building  experiences  in  San  Francisco, 
and  the  street  and  lot  layout  for  the  steep  slopes  of  Diamond 
Heights. 

For  single-family  areas  in  Diamond  Heights,  the  proposed 
minimum  standards  for  lot  widths  and  sizes  are  given  in  the 
accompanying  Table  II.   Since  these  are  minimum  standards, 
actual  lot  and  building  plans  in  many  cases  will  result  in  wider 
and  larger  lots  particularly  where  topographic  conditions  and 
block  sizes  present  unusual  problems. 

As  noted  in  the  table,  slightly  narrower  lots  will  be 
allowed  in  "planned  unit  developments"  if  the  average  lot  width 
in  each  such  area  does  not  fall  below  the  prescribed  minimum. 
Special  treatment  for  areas  planned  as  a  unit  is  provided  for 
in  modern  zoning  practice,  realistically  giving  recognition  to 
the  fact  that  when  more  aspects  of  the  development  are  con- 
trolled, the  control  over  each  aspect  need  not  be  so  severe. 
An  example  of  where  such  a  variation  would  be  desirable  is 
illustrated  in  Plates  10  and  11.   The  minimum  width  of  row 
houses  on  the  up-hill  side  of  a  contour  street  with  garages 
underneath  could  be  reduced  in  such  planned  unit  developments 
to  as  narrow  a  width  as  30  feet,  but  no  less  (see  Plate  11). 


TABLE  II 
PROPOSED  LOT  STANDARDS  FOR  SINGLE-FAMILY  HOUSES 

Density  Classification  and  Type  of  House 

S-l         S-2             S-3 
Detached   Semi-detached Row 

Minimum  lot  width  in  feet  a   50        40  33  b 

Minimum  lot  size  in  square 

feet  4  500       3  500  2500  £ 

Equivalent  in  maximum 
number  of  houses  per 
net  acre  8         12  16 

Approximate  number  of 

houses  of  each  type       100        100  400 


a  May  be  reduced  by  10  per  cent  in  specific  cases,  provided 
that  average  lot  widths  in  each  planned  unit  is  not  less 
than  the  prescribed  minimum. 

b  City  Ordinance  Number  4162  (New  Series  of  1939)  prescribes 
a  minimum  lot  width  of  33  feet  except  where  there  is  an 
established  neighborhood  pattern  of  25-foot  lots.   The 
narrower  width  will  be  allowed  in  a  few  fringe  locations 
characterized  by  groups  of  houses  on  25-foot  lots  where 
no  changes  are  to  be  made  in  the  existing  street  location. 
Wherever  possible,  however,  and  in  all  cases  where  a  new 
street  pattern  is  laid  out,  the  33-f°°t  minimum  will 
apply. 

c  Minimum  lot  size  prescribed  by  City  Ordinance  Number  4162 
(New  Series  cf  1939).   As  this  report  goes  to  press, 
Ordinance  Number  6995?  prescribing  a  minimum  lot  size 
of  2640  square  feet,  has  been  passed  by  the  Board  of 
Supervisors  and  signed  by  the  Mayor.   It  is  scheduled 
to  become  effective  on  December  1,  1951. 
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In  general,  the  33-foot  width  for  row  houses  is  well 
proportioned  for  three-bedroom  houses.   For  two-bedroom  or 
"junior  five"  houses  now  commonly  built  on  25-foot  lots,  the 
wider  lot  would  allow  for  placing  the  same  size  house  with 
the  larger  dimension,  rather  than  the  shorter,  parallel  to 
the  street.   This  arrangement  makes  possible  larger  window 
areas  for  more  natural  light  and  better  views.   At  the  same 
time,  with  the  rear  portions  of  many  lots  in  sharp  banks,  a 
wider  frontage  allows  more  adequate  level  yard  space  than  is 
achieved  for  most  row  houses  built  on  steep  sites  elsewhere 
in  the  city.   The  33  or  36-foot  lot,  and  even  the  3C-foot  lot 
if  properly  developed,  provides  enough  curb  space  between 
garage  entrances  for  adequate  parking  of  visitors'  cars. 
Such  houses  in  level  areas  on  wider  lots  are  estimated  by 
builders  to  cost  up  to  $1000  or  $1500  more  than  houses  on 
25- foot  lots.   On  the  other  hand,  they  offer  superior  advan- 
tages of  views  and  openness  that  will  undoubtedly  make  them 
marketable  at  a  higher  price  and  provide  much  greater  long- 
term  stability. 

On  the  wider  lots  for  detached  and  semi-detached  units, 
the  houses  will  be  more  expensive  and  in  most  cases  larger 
than  the  row  houses.   There  appears  to  be  a  good  market  for 
the  relatively  small  number  planned.   The  particularly  desir- 
able sites  in  Diamond  Heights  should  attract  a  large  number 
of  buyers,  including  both  families  who  wish  to  have  their  own 
individually  designed  homes  and  building  contractors  who  will 
construct  homes  for  sale. 


Multi-family  Areas  and  Building  Standards 

In  general  the  multi-family  areas  lie  on  the  tops  and 
the  steep  eastern  slopes  of  the  three  hills,  which  are  most 
easily  accessible  from  downtown  and  where  the  most  dramatic 
Bay  views  are  obtained  (see  M-l,  M-2  and  M-3  areas  on  Plate  4), 
Both  large-scale  and  smaller  building  operations  would  be 
encouraged.   Two  and  three-story  apartments  (see  Plate  14) 
and  possibly  a  few  elevator  apartments  on  Red  Rock  Hill  (see 
Plate  15)  may  be  oriented  to  form  windscreens  for  open  courts 
with  lawns  and  gardens  on  the  hill  tops  overlooking  the  Bay. 
On  the  steeper  hillsides,  two-story  and  step-down  apartments 
can  be  built  with  protected  decks  and  balconies.   In  addition 
some  of  the  more  level  sites  are  suitable  for  two-story 
garden  apartments  built  around  central  courts  (see  Plate  13)  - 
types  of  rental  units  which  are  popular  with  families  with 
small  children. 
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SMALL     INCOME      PROPERTIES 

SMALL  INCOME  PROPERTIES- OF  FROM  TWO  TO  FOUR  UNITS  EACH-  ARE 
PROPOSED  FOR  SEVERAL  SECTIONS  OF  DIAMOND  HEIGHTS.  THEY  WILL 
INCLUDE  TWd-STORY  RENTAL  ROW  HOUSES,  AS  SHOWN  IN  LEFT  FOREGROUND. 
AND  DUPLEX  RESIDENCES  OF  VARIOUS  TYPES.  THE  ROOFS  OF  THE  DUPLEXES 
SHOWN  IN  THE  DISTANCE  ARE  LOW  ENOUGH  TO  ASSURE  VIEWS  FROM  THE 
TALLER  UNITS    SEEN  ON  THE    UPHILL    SIDE  AT  THE   RIGHT. 
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CENTRAL     COURT     APARTMENTS 

PROPOSED  FOR  SEVERAL  COMPARATIVELY  LEVEL  SITES  IN 
DIAMOND  HEIGHTS  ARE  GROUPS  OF  FROM  THIRTY  TO  FIFTY 
GARDEN  APARTMENTS  BUILT  AROUND  CENTRAL  COURTS.  THIS  PLAN 
PROVIDES  A  PRIVATE  TERRACE  FOR  EACH  UNIT  AND  PROTECTED 
PLAY  AREAS  FOR  CHILDREN.  GARAGES  AND  LAUNDRY  FACILITIES  ARE 
GROUPED    IN  SERVICE    AREAS. 
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STEP-DOWN  AND  WALK-UP    APARTMENTS 

STEP- DOWN  APARTMENTS-  PROVIDING  A  BALCONV  OR  A  ROOF  DECK 
AND  A  SWEEPING  PANORAMA  FOR  EVERY  UNIT-  ARE  PROPOSED  FOR 
A  NUMBER  OF  THE  STEEP  SITES  IN  DIAMOND  HEIGHTS.  WALK-UP 
APARTMENTS,  AS  SHOWN  AT  TOP  LEFT,  WILL  SERVE  AS  WIND  SCREENS 
ON  SEVERAL    HILLTOPS. 
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PLOT     PLAN 


TOWER    APARTMENTS 

SEVERAL  TOWER  APARTMENTS  ARE  SUGGESTED  FOR  RED  ROCK 
HILL,  THE  CLOSEST  OF  DIAMOND  HEIGHTS'  HILLTOPS  TO  SAN 
FRANCISCO'S  CENTRAL  BUSINESS  DISTRICT  MANY  APARTMENTS, 
SOME  WITH  INDIVIDUAL  BALCONIES,  WILL  OVERLOOK  THE  SKYSCRAPERS 
OF  DOWNTOWN,  THE  BAY  BRIDGE  AND  THE  EAST  BAY  HILLS.  FROM  OTHERS 
THE  SKYLINE   WILL  BE  DOMINATED  BY  HILLS  TO  THE   NORTH,  WEST  AND   SOUTH. 
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The  Tentative  Plan  places  emphasis  on  small  income  units 
for  small-scale  builders  or  investors.   These  units,  which 
will  include  two-story  duplexes  or  flats  and  four-family 
rental  row  apartments,  will  provide  living  accommodations  and 
a  reasonable  income  for  those  owners  v/ho  occupy  one  unit  and 
rent  the  remaining  apartment  or  apartments. 

The  detailed  studies  which  have  been  made  by  the  Redevel- 
opment Agency,  the  Department  of  City  Planning  and  others  are 
only  preliminary  to  the  architectural  work  which  will  be  nec- 
essary before  the  construction  of  individual  homes  and  apart- 
ments can  begin.   Because  of  the  complicated  problems  of 
building  on  steep  sites  of  the  area,  full  use  of  architects1 
skill  will  be  required  to  make  Diamond  Heights  outstanding  in 
attractiveness,  convenience  and  investment  opportunity. 

Although  each  private  builder  will  plan  his  own  multi- 
family  dwellings,  the  building  standards  and  minimum  land 
prices  for  each  parcel  will  be  set  in  such  a  way  as  to  encour- 
age a  combination  of  dwelling  types  throughout  the  project 
that  will  lave  the  broadest  apneal  to  as  many  families  as 
possible. 

The  most  basic  of  the  building  standards  for  multi-family 
units  is  that  controlling  building  intensity.   Rather  than 
being  expressed  in  terms  of  "dwelling  units  per  acre"  or  its 
converse,  "square  feet  of  net  land  area  per  dwelling  unit  « 
the  measure  of  building  intensity  proposed  is  "square  feet  of 
net  land  area  per  room."   Under  this  type  of  control  fewer 
large  apartments  than  small  apartments  could  be  placed  on  a 
parcel.   The  maximum  population  housed  would  tend  to  be  about 
the  same  regardless  of  apartment  size.   This  is  illustrated  in 
the  following  table. 
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TABLE  III 
PROPOSED  LOT  AREA  STANDARDS  FOR  MULTI-FAMILY  DWELLINGS 

Density  Classification 

M-l         M-2       M-3 


Minimum  square  feet  of  net 
lot  area  per  room  1  500        400       300 

Equivalent  in  number  of 
dwelling  units  per  net  acre  £ 

2  -  bedroom  units  £  22  27        36 

1  -  bedroom  units  d  29  36        48 


a.  For  purposes  of  this  standard,  a  room  is  defined  as 
a  living  room,  a  kitchen  or  a  bedroom.   Dining  rooms 
or  dining  space,  baths,  foyers,  halls,  dressing  rooms 
or  closets  are  not  counted.   Thus  an  "efficiency" 
apartment,  consisting  of  a  living  room,  dining  and 
kitchen  space  and  a  bath  and  possibly  a  dressing  room 
or  closet,  is  counted  as  two  rooms.   Net  lot  area  is 
defined  as  the  total  number  of  square  feet  within 
private  property  lines.   It  does  not  include  public 
streets,  but  does  include  private  drives  and  access 
ways. 

b.  A  net  acre  is  defined  in  the  same  way  as  the  net  lot 
area,  but  stated  in  terms  of  acres  rather  than  square 
feet. 

c.  Counted  as  four  rooms.   Larger  apartments  are  counted 
as  two  rooms  plus  the  number  of  bedrooms. 

d.  Courted  as  three  rooms. 
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In  order  to  determine  the  density  classification  to  be 
given  to  the  multi-family  areas  in  the  Tentative  Plan,  it  was 
necessary  to  analyze  each  section,  and  to  indicate  the  site 
and  building  layout  feasible  and  appropriate  for  each  block 
or  parcel.   Insofar  as  site  conditions  permitted,  the  distri- 
bution of  units  among  the  various  types  of  multi-family 
structures  was  adjusted  to  approach  the  distribution  indicated 
by  housing  market  studies.   For  example,  tower  apartments  were 
limited  to  three  ten-story  buildings  containing  100  apartments 
each.   These  were  placed  on  the  most  accessible  and  dramatic 
sites  on  Red  Rock  Hill.   Similarly  an  attempt  was  made  to  find 
suitable  sites  for  a  large  number  of  rental  row  houses  designed 
around  central  courts  or  with  individual  yards.  However,  with 
only  a  few  sections  level  enough  for  such  dwellings,  it  seems 
improbable  that  Diamond  Heights  can  provide  as  many  rental  row 
units  as  market  studies  indicate  would  be  desirable.   Lots  for 
duplexes  or  flats  were  laid  out  for  eventual  sale  as  income 
properties  where  the  street  arrangement  and  terrain  was  suit- 
able, or  where  it  could  be  made  so  by  grading.   Step-down 
apartments  were  located  on  many  of  the  steepest  slopes.  Two 
or  three-story  apartments  were  placed  at  other  appropriate 
locations. 

In  many  places  on  the  site,  the  building  intensity  was 
limited  by  s  design  requirement  set  up  by  the  Agency's  staff 
and  consultants  that  every  walk-up  or  step-down  apartment 
could  be  reached  by  climbing  no  more  than  two  flights  of 
stairs.   For  example,  where  garages  must  be  placed  underneath 
apartments  along  street  frontages,  because  there  is  no  other 
accessible  level  land,  no  more  than  two  living  floors  are  pos- 
sible.  Similarly  step-downs  are  limited  to  a  number  of  levels 
not  more  than  two  flights,  either  above  or  below  the  streets 
serving  them.   Apartments  which  can  be  reached  only  by  climb- 
ing three  or  more  flights  entail  investment  risks  because  they 
are  inconvenient  and  constitute  definite  health  hazards  for 
older  people,  young  mothers  and  those  with  various  kinds  of 
disabilities. 

Another  factor  limiting  building  intensities  is  the  dif- 
ficulty of  providing  for  enough  garages,  carports  and  parking 
spaces  for  guests  either  on  or  off  the  street.   Considering 
the  location  of  Diamond  Heights,  the  probable  income  level  of 
residents  and  the  car  owning  and  using  habits  of  San  Francis- 
cans, it  seems  necessary  that  multi-family  site  layouts  should 
provide  at  least  one  garage  or  carport  for  each  apartment. 
Wherever  the  land  falls  away  or  rises  sharply  from  the  street 
level,  all  garages  or  carports  must  be  placed  along  the  street. 
In  addition,  except  where  off-street  parking  for  visitors  is 
possible,  there  must  be  adequate  parking  space  at  the  curb 
which  is  not  taken  up  by  garage  entrances.   Each  parcel  and 
block  presents  special  difficulties  and  opportunities  for 
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handling  the  car  problem.   Density  classifications  are  set 
low  enough  so  that  private  developers  may  satisfactorily  pro- 
vide for  garages  and  parking. 

In  preparing  the  site  plans,  building  sketches  and  model 
for  Diamond  Heights,  the  factors  mentioned  above  were  taken 
into  consideration,  as  well  as  many  others,  such  as  wind  and 
sun  orientation,  rock  outcroppings,  views,  building  costs  for 
hillside  sites  and  different  building  types,  probable  rentals 
and  opportunities  for  level  yard  space.   Even  with  carefully 
studied  designs  to  provide  efficient  use  of  land  within  the 
prescribed  requirements,  there  are  still  some  steep  banks 
which  are  virtually  unusable.   After  satisfactory  solutions 
had  been  reached  for  each  block  or  parcel,  the  maximum  number 
of  rooms  was  counted.   The  area  of  the  block  or  parcel  divided 
by  the  number  of  rooms  gave  the  number  of  square  feet  per  room 
and  the  basis  for  determining  the  appropriate  density  clas- 
sification, (M-l,  M-2  or  M-3)-   Interestingly  enough,  in  the 
two  blocks  on  Red  Rock  Hill  where  tower  apartments  are  pro- 
posed, steep  unusable  banks  and  the  necessity  to  provide 
adequate  open  space  and  garage  facilities  resulted  in  M-l  and 
M-2  density  classifications  rather  than  the  highest  or  1 1—  3 
density.   Should  the  developer  of  these  blocks  choose  not  to 
build  towers,  other  types  of  multi-family  dwellings  could  be 
built  within  the  prescribed  density. 

Similarly,  it  is  entirely  possible  that  at  a  later  date, 
certain  builders  will  seek  to  build  single-family  homes  in 
areas  now  marked  for  multi-family  development.   Such  changes 
will  be  permitted  in  some  areas  provided  they  are  approved  by 
the  Agency. 

Building  and  Occupancy  Safeguards 

In  connection  with  adoption  of  a  Final  Redevelopment  Plan, 
which  will  be  prepared  following  approval  of  the  Tentative 
Plan,  the  California  Community  Redevelopment  Law  provides; 

Section  33741*   "No  plan  shall  be  approved  unless  it 
contains  adequate  safeguards  that  the  work  or  redevel- 
opment will  be  carried  out  pursuant  to  the  plan  and 
provides  for  the  retention  of  controls  and  the  estab- 
lishment of  any  restrictions  or  covenants  running  with 
land  sold  or  leased  for  private  use  for  such  periods 
of  time  and  under  such  conditions  as  the  legislative 
body  deems  necessary  to  effectuate  the  purposes  of 
this  part.   The  establishment  of  such  controls  is  a 
public  purpose  under  provisions  of  this  part." 

Obviously,  the  building  intensities  and  standards  set 
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forth  above  as  part  of  the  Tentative  Plan  can  be  made  effec- 
tive only  through  the  building  safeguards  which  will  be  for- 
mulated in  detail  in  the  preparation  of  the  official  plan  for 
Diamond  Heights,  in  conformity  with  Section  33741  of  the  Law. 
In  addition  to  the  applicable  city  ordinances  and  a  revised 
zoning  map  based  on  the  Tentative  Plan,  the  safeguards  to  be 
proposed  will  include: 

1.  Minimum  lot  areas  and  widths  for  single  family 
houses  as  expressed  in  Table  II. 

2.  Minimum  square  feet  of  net  lot  area  per  room  for 
multi-family  areas,  as  expressed  in  Table  III. 

3.  Building  height  restrictions,  with  variations 
for  each  parcel,  to  preserve  views. 

4.  Minimum  yard  and  building  spacing  standards  to 
assure  light,  air  and  privacy. 

5.  Provisions  to  assure  minimum  usable  level  open 
space  yards,  for  adult  and  child  open-air  activ- 
ities.  In  the  case  of  multi-family  buildings, 
accessible  and  usable  space  on  roof  decks  or 
balconies  may  be  substituted  for  yard  space  at  a 
ratio  which  will  count  one  square  foot  of  private 
balcony  or  deck  space  as  equivalent  to  two  square 
feet  of  level  open  yard  space. 

6.  Provisions  to  require  a  minimum  number  of  two  or 
three-room  units  on  some  parcels  in  order  to 
accommodate  some  larger  families  at  the  most 
suitable  locations. 

7.  Requirements  of  at  least  one  garage  or  carport 
for  each  dwelling  unit  and  a  minimum  amount  of 
off-street  or  curb  space  for  casual  parking. 

8.  Provisions  concerning  "planned  unit  developments" 
which  will  require  high  standards  in  terms  of  each 
of  the  above  criteria  but  which,  within  limits, 
will  permit  variations  in  the  interest  of  unified 
developments . 

In  addition,  other  types  of  safeguards  for  the  developers 
of  Diamond  Heights  may  include  limitations  on  construction 
cost  or  rental  ranges,  time  limits  for  completion  of  construc- 
tion, provisions  to  assure  adequate  maintenance  and  proper 
occupancy  and  the  like.   To  insure  building  in  conformity  with 
the  project  plan,  the  Redevelopment  Agency  will  review  build- 
ers' plans  before  construction  begins. 
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The  maintenance  and  occupancy  safeguards  will  be  included 
as  part  of  the  deeds  or  leases  transferring  land  to  private 
developers.   Important  among  the  safeguards  will  be  those  to 
carry  out  the  policy  established  by  the  Board  of  Supervisors, 
and  affirmed  by  the  Redevelopment  Agency,*  that  race,  creed, 
color,  national  origin  or  ancestry  cannot  be  used  as  a  criteria 
for  occupancy  or  ownership  in  redevelopment  projects  in  San 
Francisco.   In  preparing  the  Official  Redevelopment  Plan,  which 
must  be  approved  by  the  Board  of  Supervisors  before  the  Agency 
can  undertake  the  project,  the  Agency  will  specify  in  detail 
the  legal  and  administrative  means  of  assuring  that  the  Board 
of  Supervisors'  policy  will  be  followed  without  deviation. 
The  result  will  be  a  neighborhood  embodying  the  highest  stand- 
ards of  democratic  living  along  with  the  highest  standards  of 
physical  development.   Those  who  live  in  Diamond  Heights  will 
share  similarity  in  economic  status  along  with  diversity  in 
cultural  and  racial  background.   They  will  find  common  cause 
in  participating  in  a  convenient  and  pleasant  residential 
development. 

Rate  of  Building  Development 

Although  good  site  planning,  proper  building  standards, 
and  adequate  safeguards  are  extremely  important  in  achieving 
the  success  of  Diamond  Heights,  there  must  also  be  reasonable 
assurance  that  the  dwellings  to  be  built  will  be  readily 
marketable.   About  two  years  will  be  required  for  the  many 
steps  necessary  before  any  large-scale  building  construction 
can  start.   The  project  will  be  completed  in  stages  over  a 
period  of  time  thereafter.  The  rapidity  of  building  will 
depend  both  upon  the  physical  problems  encountered  and  on  the 
rate  at  which  builders  of  various  types  feel  that  the  dwell- 
ings provided  will  be  rented  or  sold  and  occupied. 

With  reference  to  this  question,  working  in  co-operation 
with  the  Redevelopment  Agency,  the  Department  of  City  Planning 
has  assembled  a  wealth  of  material  on  housing  demand  and  supply 
in  San  Francisco,  partly  from  existing  sources  and  partly  from 
two  house-to-house  sample  surveys.**  These  market  studies  and 


*  Resolution  Number  8660  (Series  of  1939)  adopted  by  the  San 
Francisco  Bo-rd  of  Supervisors  on  May  16,  194-9,  and  affirmed 
by  the  members  of  the  Redevelopment  Agency  by  Resolution 
Number  Five  on  May  17,  194-9. 

**  This  report  utilizes  this  data  in  summary  fashion.   A  full 
report  on  the  housing  market  in  relation  to  redevelopment 
projects  is  being  compiled. 
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surveys  of  housing  needs  and  desires  provide  data  which  in- 
dicate that  there  is  little  doubt  as  to  the  eventual  demand 
for  the  Diamond  Heights  dwellings. 

The  600  single-family  houses,  located  relatively  close  to 
the  center  of  the  city  as  they  will  be,  will  enjoy  a  ready 
market  if  past  experience  is  any  guide.   During  the  period 
from  194-6  to  1950  an  average  of  2021  single-family  dwellings 
were  started  annually  in  San  Francisco  while  an  annual  average 
of  more  than  17,000  was  attained  in  the  six-county  metropolitan 
area.   Scarcity  of  buildable  land  in  the  city  of  San  Francisco 
was  in  large  part  responsible  for  the  relatively  small  propor- 
tion of  Bay  Area  construction  taking  place  in  the  City.   Open- 
ing up  land  for  600  single-family  homes  in  Diamond  Heights 
will  alleviate  this  difficulty  to  an  extent.   Based  on  the 
assumption  that  all  of  these  single-family  dwellings  can  be 
built  within  two  or  three  years  after  the  land  is  made  avail- 
able to  builders,  from  200  to  300  of  the  houses  will  be  construc- 
ted in  a  single  year. 

Federal  housing  policy,  particularly  with  regard  to 
credit  and  material  controls,  can  influence  considerably  res- 
idential construction  in  Diamond  Heights.   In  general,  these 
policies  have  been  designed  to  reduce  the  very  high  rate  of 
construction  of  1950,  but  still  to  permit  a  very  substantial 
continuing  building  program.  As  a  matter  of  fact,  the  number 
of  Bay  Area  homes  started  in  the  first  half  of  1951  was  only 
slightly  below  the  1950  rate,  a  rate  which  was  50  per  cent 
higher  than  that  of  any  previous  post-war  year.   Thus,  even 
with  further  declines  in  the  rate  of  Bay  Area  residential 
construction  and  barring  a  drastic  change  in  federal  policies 
or  other  conditions  affecting  residential  construction,  there 
would  appear  to  be  continuing  favorable  conditions  for  build- 
ing and  marketing  the  single-family  houses  planned  for  Diamond 
Heights. 

The  market  for  400  dwelling  units  in  buildings  of  two  to 
four  units  each  and  1300  apartments  in  larger  multi-family 
structures  planned  for  Diamond  Heights  has  been  studied  with 
particular  care. 

It  is  notable  that  during  the  period  of  194-6  through  1950 
an  annual  average  of  1350  privately  owned  multi-family  units 
were  started  in  San  Francisco  and  more  than  3500  in  the  met- 
ropolitan area.   Because  compared  with  the  single-family  homes, 
the  number  of  dwellings  in  multi-family  buildings  represents  a 
larger  proportion  of  the  total  probable  production  as  well  as 
a  considerably  greater  total  volume,  it  is  expected  that  they 
will  be  built  and  occupied  over  a  somewhat  longer  period  of 
time.   If  this  period  is,  as  anticipated,  from  four  to  five 
years,  an  annual  construction  of  from  350  to  400  units  is  in- 
dicated. 

-  *8  - 


The  marketability  of  these  dwellings  will  depend  partic- 
ularly upon  their  desirability  as  compared  with  other  new  and 
existing  multi-family  dwellings  available  to  prospective  occu- 
pants.  Clearly  they  will  offer  decided  advantages  over  much 
of  the  existing  supply  in  terms  of  accessibility  to  the  center 
of  the  city,  places  of  employment  and  public  open  areas.   They 
will  enjoy  fine  views  and  a  climate  relatively  free  from  fog, 
especially  on  the  eastern  slopes.   In  addition  to  these 
geographic  advantages,  the  Diamond  Heights  dwellings  will 
present  other  desirable  aspects  for  the  point  of  view  of  market 
appeal.   The  surveys  previously  referred  to  have  shed  valuable 
light  on  housing  preferences.   In  order  to  estimate  the  rel- 
ative demand  for  dwellings  of  different  kinds,  the  survey 
interviewers  not  only  asked  for  preferences  in  a  general  way 
but  showed  to  the  families  occupying  new  dwellings  in  San 
Francisco  photographs  of  residential  structures  of  various 
types  and  asked  them  their  specific  preferences.   Since  these 
families  recently  had  sought  and  found  new  apartments  and 
houses,  and  thus  recently  had  been  in  the  market,  their  ex- 
pressed preferences  probably  reflect  well-informed  and  consid- 
ered judgments.   Table  IV  shows  the  percentage  distribution  of 
preferences  for  various  housing  types  of  the  families  who  pre- 
ferred to  live  in  multi-family  structures; 

TAELE  IV 

PREFERENCES  FOR  MULT I -FAMILY  HOUSING  TYPES 

Type  of  Dwelling  Per  cent  of  Families 
With  this  Preference 

Rental  Row  Houses  on  Courts  ......... 

Two-family  Flats  .............. 

Step-down  Apartments  ............ 

Walk-up  Apartments  ............. 

Tower  Apartments  .............. 

Total   ........  100$ 

Perhaps  the  most  significant  fact  shown  by  this  table  is 
the  wide  diversity  of  preferences  expressed.   It  and  other 
evidence  from  the  surveys  strongly  suggest  that  a  development 
like  Diamond  Heights  offering  a  variety  of  housing  types  has  a 
much  broader  and  stronger  appeal  than  does  a  development  con- 
fined to  a  single  type  of  structure. 

There  is  a  concentration  of  preference  for  rental  row  and 
duplex  types.   This  is  particularly  true  of  families  with  chil- 
dren.  It  is  evident  that  in  order  to  tap  the  widest  market  for 


multiple  dwellings  many  should  be  of  these  types.   Answers  to 
a  related  question  in  the  survey  strengthens  this  conclusion. 
V.hen  asked  whether  they  preferred  to  live  in  a  building  includ- 
ing 2  units,  12  units  or  50  units,  55   per  cent  of  the  families 
living  in  rr  cently  constructed  dwellings  in  San  Francisco 
preferred  a  2-unit  building,  25  per  cent  a  12-unit  building 
and  20  per  cent  a  50-unit  building.   It  is  apparent  that  most 
families  seek  building  sizes  and  types  which  provide  privacy 
together  with  access  to  yard  or  roof  deck  often  resulting  from 
smaller  buildings  of  relatively  little  height. 

The  Tentative  Plan  for  Diamond  Heights  calls  for  the 
inclusion  of  some  of  each  of  the  building  types  among  the  1700 
dwellings  in  multi-family  structures.   To  the  extent  consistent 
with  the  requirements  of  the  site,  the  quantity  of  each  type  as 
shown  on  the  model  has  been  influenced  by  the  preferences  re- 
vealed by  the  survey.   Smaller  buildings  have  been  emphasized, 
and  every  effort  has  been  made  to  achieve  living  conditions 
which  serve  to  enhance  the  desirability  of  the  individual 
dwelling  as  well  as  the  whole  neighborhood. 

Credit  terms,  availability  of  materials  and  mortgage  and 
equity  capital,  and  the  level  of  rents  which  can  be  achieved 
will  also  have  considerable  effect  on  the  rapidity  of  multi- 
family  building.   For  example,  co-operative  housing  under 
existing  conditions  and  regulations  can  achieve  somewhat  lower 
rents  and  thus  tap  a  wider  and  more  stable  market  than  other 
kinds  of  private  apartment  construction. 

Provided  that  there  are  no  substantial  changes  in  federal 
policies  and  that  rents  which  meet  the  market  can  be  achieved, 
construction  of  multi-family  dwellings  in  Diamond  Heights 
should  proceed  satisfactorily  over  a  four  or  five-year  period, 
particularly  in  view  of  the  favorable  elements  mentioned  above. 

Schedule  of  Development 

It  is  not  anticipated,  of  course,  that  all  of  the  land  in 
Diamond  Heights  will  be  developed  at  one  time,  but  rather  that 
the  work  will  be  accomplished  in  stages. 

It  is  probable  that  the  northern  one-third  of  the  area 
will  be  the  first  to  be  improved  and  built-up.   Its  first  resi- 
dents will  be  able  to  use  reasonably  close  existing  community 
facilities  while  the  various  elements  of  the  neighborhood  center 
are  under  construction. 

Simultaneous  with  the  develonment  of  this  center  should 
come  the  paving  of  Street  "A"  southward  in  order  to  link  the 
three  hills  of  Diamond  Heights  and  make  available  large  sections 
of  Gold  Mine  and  Fairmount  Hills. 
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Relationship  of  Diamond  Heights 

to  the  overall  Redevelopment  Program 

The  Diamond  Heights  Project  is  part  of  an  integrated 
Redevelopment  program  to  eliminate  substandard  housing  and 
other  conditions  of  blight  in  San  Francisco  and  to  protect 
and  promote  sound  development  in  the  interest  of  the  health, 
safety  and  general  welfare  of  the  people.   This  program  at 
present  is  limited  by  the  amount  of  Federal  loan  and  grant 
funds  available.  Within  this  limitation  the  redevelopment 
areas  under  study  and  the  projects  in  various  planning  stages 
represent  an  inter-related  effort  to  accomplish  the  purposes 
of  the  California  Community  Redevelopment  Law  in  San  Francisco. 

Three  primary  conditions  of  blight  exist  within  San 
Francisco: 

1.  Residential  slums  and  blighted  areas  character- 
ized by  substandard  housing,  hazardous  and 
unhealthy  living  conditions,  overcrowding  and 
ovuroccupancy  of  old  structures. 

2.  A  nixture  of  slum  and  blighted  residential 
structures  with  industrial  and  commercial  uses 
in  areas  zoned  for  industrial  and  commercial 
development. 

3.  Arrested  development  and  disuse  of  large  areas 
of  vacant  land  due  to  faulty  planning  and  dis- 
regard of  the  physical  characteristics  of  the 
land. 

The  four  projects  now  under  consideration  and  in  various 
stages  of  development  have  been  selected  in  order  to  make  a 
concerted  improvement  in  each  of  these  conditions.   The  pro- 
nosed  project  in  the  Western  Addition  Redevelopment  Area  will 
clear  20  blocks  of  the  worst  housing  conditions  in  that  out- 
worn and  deteriorated  area,  replacing  them  with  a  new  resi- 
dential neighborhood  equipped  with  recreation  facilities  and 
limited  neighborhood  commercial  enterprise.   In  the  South  of 
Market  Area,  studies  are  being  undertaken  to  determine  how  a 
start  can  be  made  through  redevelopment  in  clearing  the  resi- 
dential slums  which  exist  intermixed  with  industrial  and 
commercial  uses  and  make  that  area  available  for  light  indus- 
try. 

Diamond  Heights  and  the  proposed  redevelopment  in  the 
John  McLaren  Park  Area  will  make  available,  primarily  for 
residential  use,  land  which  has  long  been  vacant  and  disused 
due  to  faulty  street  layout  and  subdivision, 
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Proper  timing  and  coordination  of  these  four  projects,  of 
which  the  first  two  are  to  be  Diamond  Heights  and  the  Western 
Addition,  will  result  in  maximum  advantages  and  gains  to  the 
entire  community,  including  those  persons  to  be  displaced  by- 
slum  clearance.   For  example,  the  Redevelopment  Agency  plans 
to  schedule  redevelopment  activities  in  the  first  two  projects 
to  be  undertaken,  namely  the  Western  Addition  and  Diamond 
Heights,  so  that  the  Diamond  Heights  project  will  make  avail- 
able new  dwelling  units  in  considerable  numbers  in  sufficient 
time  to  make  housing  available,  both  directly  and  indirectly, 
for  many  families  displaced  by  slum-clearance  in  the  proposed 
Western  Addition  Project.   The  2,300  new  dwellings  in  Diamond 
Heights  will  be  available  to  displaced  families  who  can  afford 
them  and  want  them  as  well  as  to  a  much  greater  number  of 
families  who  will  create  vacancies  in  the  existing  housing 
supply  by  moving  into  the  new  project.  Vacancies  so  created 
will  also  add  to  the  supply  available  to  families  who  must  be 
displaced  by  the  Western  Addition  Project.   In  this  way, 
Diamond  Heights  will  serve  as  a  necessary  complement  to  the 
slum  clearance  program. 

The  significance  of  Diamond  Heights  to  the  Western 
Addition  sl.im  clearance  project  is  accentuated  by  the  scarcity 
of  buildable  residential  land  in  San  Francisco.   A  recent  City 
Planning  Department  study  shows  that  the  amount  of  vacant  land 
for  residential  purposes  was  reduced  by  two-thirds  from  1921 
to  194-8.   During  this  period,  5?435  acres  were  absorbed,  and 
in  1950  it  is  estimated  that  only  1,800  acres  remained.   In 
the  words  of  the  Planning  Department  report:   "this  amounts  to 
an  average  shrinkage  of  around  200  acres  per  year.   Since  we 
have  only  1,800  acres  left  for  residential  development,  it 
would  appear  (if  this  rate  of  absorption  were  maintained)  that 
in  nine  years  no  vacant  land  would  be  left.  Actually,  the  areas 
which  are  economically  attractive  may  be  built  up  even  sooner." 

The  study  also  shows  that  only  about  4-20  acres  are  left  in 
large  parcels.   The  remainder  is  in  scattered  lots  and  smaller 
parcels,  many  of  which  are  undesirable  as  building  sites.   Of 
the  few  large  areas,  Diamond  Heights  is  the  largest  and  most 
important.   Unless  it,  together  with  the  rest  of  the  vacant 
land  in  San  Francisco,  is  effectively  utilized  residential 
construction  in  the  city  will  be  brought  to  a  virtual  stand- 
still for  want  of  sites. 

On  the  basis  of  sample  surveys  conducted  by  the  Agency, 
it  is  estimated  that  approximately  2,2^0  families  will  be  dis- 
placed by  redevelopment  of  the  Western  Addition  Project  Area. 
Of  these,  it  is  estimated  1,070  will  be  eligible  for  low  rent 
public  housing  owned  and  operated  by  the  San  Francisco  Housing 
Authority.   Among  the  remainder,  approximately  530  families, 
or  about  one-quarter  of  the  total  to  be  displaced,  can  afford 
new  private  dwellings  built  and  financed  by  conventional  means. 
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Rehousing  of  the  Western  Addition  families  will  be  spread  over 
a  period  of  at  least  two  years.   This  means  that  in  the  average 
month  about  25  of  the  above  mentioned  530  families  will  be  in 
the  housing  market  seeking  new  or  existing  dwellings  in  San 
Francisco  or  elsewhere.   The  expected  building  rate  in  Diamond 
Heights  should  make  available  several  times  this  number  of 
dwellings  in  Diamond  Heights  and  in  the  existing  supply,  once 
construction  is  in  full  swing. 

It  is  further  estimated  on  the  basis  of  a  sample  survey 
of  the  families  in  the  Western  Addition  Project  Area  made  by 
the  Agency  that  42  per  cent  of  the  population  is  white,  39 
per  cent  is  Negro  and  19  per  cent  other  minority  races.   Of 
the  530  displaced  families  which  may  be  in  the  market  for  new 
private  residences,  approximately  140  are  Negro  families  and 
160  are  families  of  other  minority  races  (Japanese,  Chinese, 
Filipino,  etc.).   At  the  present  time,  under  usual  circum- 
stances very  little  new  private  housing  coming  on  the  market 
in  San  Francisco  is  available  to  families  of  minority  races. 
This  is  the  case  even  though  research  by  the  Agency  has  re- 
vealed that  members  of  minority  races  occupy  existing  dwellings 
in  nearly  every  section  of  San  Francisco.   Pursuant  to  a 
resolution  cf  the  Board  of  Supervisors  and  as  a  matter  of 
Agency  policy,  however,  all  dwellings  constructed  in  Diamond 
Heights  will  be  sold  or  rented  without  discrimination  as  to 
race,  creed  or  color.   Thus,  the  construction  of  new  private 
housing  in  Diamond  Heights  will  afford  an  opportunity  for  new 
housing  for  all  displaced  families  from  the  Western  Addition, 
including  those  of  minority  groups,  who  can  afford  it  if  they 
wish  to  avail  themselves  of  it. 

As  noted  above,  Diamond  Heights  will  also  play  a  vital 
role  in  the  slum  clearance  program  by  augmenting  the  supply  of 
housing  available  to  families,  both  white  and  non-white,  which 
must  be  rehoused  in  existing  private  dwellings.   Studies  now 
under  way  indicate  that  vacancies  created  by  families  moving 
to  new  dwellings  in  San  Francisco  are  located  in  many  parts  of 
the  City  and  are  generally  at  lower  rentals  than  those  pertain- 
ing in  new  housing.   A  scientifically  selected  sample  of  fam- 
ilies buying  new  single-family  houses  started  in  the  latter 
part  of  194-9  and  1950  was  studied.   It  was  found  that  although 
the  new  dwellings  were  concentrated  in  the  southern  and  south- 
western section  of  the  city  and  located  in  only  13  different 
census  tract  areas,  the  families  came  from  existing  dwellings 
in  53  census  tracts.   A  large  proportion  of  the  vacancies 
created  were  in  areas  where  minority  families  have  relatively 
little  difficulty  in  finding  housing. 

Some  650  families  to  be  displaced  from  the  Western 
Addition  Project  site  do  not  have  sufficient  income  to  afford 
new  private  housing  under  customary  financial  arrangements  and 
are  not  eligible  for  low-rent  public  housing.   These  families 
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must  be  rehoused  from  vacancies  occurring  within  the  existing 
supply  of  private  dwellings  in  San  Francisco.   In  order  to 
assist  these  and  other  families  to  find  housing,  the  Agency 
will  establish  a  rehousing  bureau  in  the  Western  Addition  and 
extend  various  sorts  of  assistance  to  the  displaced  families. 
For  this  particular  group  of  families,  the  working  relation- 
ships which  the  Agency  will  be  able  to  establish  with  con- 
tractors and  builders  who  will  be  selling  and  renting  new 
housing  in  Diamond  Heights,  will  afford  the  Agency  an  advan- 
tage in  obtaining  specific  information  as  to  the  particular 
vacancies  created  by  families  moving  into  Diamond  Heights. 
The  Agency  will  therefore  have  a  good  opportunity  to  obtain  a 
large  proportion  of  these  vacancies  as  rehousing  possibilities 
for  displaced  families  from  the  Western  Addition. 

It  thus  is  clear  that  the  redevelopment  of  Diamond  Heights 
is  essential  to  enable  the  Agency  to  discharge  its  legal  re- 
housing responsibilities  under  the  California  Community  Redevel- 
opment Law  and  the  Federal  Housing  Act  of  194-9. 
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PART  III  --  SELECTION  OF  PROJECT  AREA 


Section  335CCj   "At  the  direction  of  the  legislative 
body. . . the  planning  commission  shall  select  one  or 
more  project  areas  comprising  all  or  part  of  such 
redevelopment  area..." 

Section  33560:   "The  Tentative  Plan... shall  be 
accompanied  by  a  reports   (a)   Setting  forth  the 
reasons  for  the  selection  of  the  project  area." 

The  Diamond  Heights  project  area  selected  by  the  City 
Planning  Commission  in  May  of  1951?  consists  of  325  of  the  371 
acres  designated  as  a  redevelopment  area  by  the  Board  of 
Supervisors  in  July  1950.   The  45  acres  excluded  are  relatively 
well  built-up  sections  on  the  southern  and  eastern  fringes  of 
the  redevelopment  area,  containing  properties  which  will  not  be 
directly  affected  by  carrying  out  of  the  plan  for  development 
(see  Plate  6).   The  project  area  was  selected  to  include  nearly 
all  of  the  redevelopment  area  for  the  follov/ing  reasons: 

1.  San  Francisco  has  a  pressing  need  to  develop  all 
remaining  vacant  areas  5 

2.  Conditions  in  a  large  part  of  the  project  area  are 
such  that  development  by  private  enterprise  without 
the  aid  of  redevelopment  powers  is  practically 
impossible; 

3.  Prooer  planning  and  rearrangement  of  street  and 
property  lines  in  certain  fringe  sections  require 
that  those  sections  be  included  in  the  project 
area . 

These  reasons  are  more  fully  explained  in  this  part  of 
the  report. 

Need  for  Land  for  Residential  Development 

For  more  than  a  century,  the  population  of  the  Bay  Area 
has  been  growing  very  rapidly.   Ever  since  1870,  however,  San 
Francisco's  share  of  the  totpl  has  been  declining  until  now  it 
contains  only  29  per  cent  of  the  Bay  Area's  residents. 

In  the  effort  to  find  land  for  building  in  San  Francisco, 
the  tide  of  development  has  mounted  the  slopes  of  the  highest 
hills  with  developers  overcoming  as  best  they  could  the  ob- 
stacles presented  by  increasingly  steep  hillsides.   Although 
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beginning  as  long  ago  as  the  Civil  War,  this  process  failed 
to  make  Diamond  Heights  economically  sound  and  marketable  for 
building.   Today  this  area  includes  scattered  houses  -  some 
good,  some  poor  -  truck  yards,  refuse  dumps  and  odds  and  ends 
of  other  uses. 

Within  the  project  area,  the  128  acres  proposed  for 
private  development  form  a  significantly  important  large  part 
of  the  vacant  land  remaining  in  San  Francisco  suitable  for 
residential  development.   Together  with  the  slopes  of  Twin 
Peaks  and  Mount  Sutro,  this  is  one  of  the  largest  areas  of 
such  unbuilt-on  land  remaining.   (See  Plate  3.)  1 

At  the  present  rate  of  residential  construction  in  the 
city,  practically  all  of  the  buildable  land  will  be  used  with- 
in another  decade.   Well  before  that  time  the  Diamond  Heights 
area  should  be  built  up. 

Section  3304  5:   "It  is  .  .  .  found  .  .  that  .  .  .  such 
blighted  areas  present  difficulties  and  handicaps 
which  are  beyond  remedy  and  control  solely  by  reg- 
ulatory processes  in  the  exercise  of  the  police 
power;  .  .  .  the  benefits  which  will  result  from 
the  remedying  of  such  conditions  and  the  redevel- 
opment of  blighted  areas  will  accrue  to  all  the 
inhabitants  and  property  owners  of  the  communities 
in  which  they  exist." 

Section  33046;   "It  is  further  found  .  .  .  that  .  .  . 
such  conditions  of  blight  tend  to  further  .  .  disuse 
because  of  incentive  to  the  individual  landov/ner  and 
his  inability  to  improve  .  .  his  property  .  .  . 5  such 
conditions  of  blight  are  chiefly  found  in  areas  sub- 
divided into  small  parcels,  held  in  divided  and  widely 
scattered  ownerships,  frequently  under  defective 
titles,  and  in  many  such  instances  the  private  assem- 
bly of  the  land  in  blighted  areas  for  redevelopment 
is  so  difficult  and  costly  that  it  is  uneconomic  and 
as  a  practical  matter  impossible  for  owners  to  under- 
take because  of  lack  of  the  legal  power  and  excessive 
costs.   The  remedying  of  such  conditions  may  require 
the  public  acquisition  at  fair  prices  of  adequate 
areas... and  the  redevelopment  of  the  areas  suffering 
from  such  conditions  under  proper  supervision,  with 
appropriate  planning,  and  continuing  land  use  and 
constriction  policies. n 

Section  33047:   "It  is  declared  to  be  the  policy  of 
the  Str te  to  protect  and  promote  the  sound  devel- 
opment and  redevelopment  of  blighted  areas  and  the 
general  welfare  of  the  inhabitants  of  the  communities 
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in  which  they  exist  by  remedying  such  injurious 
condit: ons . . . •" 

In  add- tion  to  the  conditions  of  blight  outlined  in 
Part  I  of  tl  is  report,  the  Diamond  Heights  project  area  ex- 
hibits to  a  remarkable  degree  the  characteristics  described 
in  the  sections  of  the  Community  Redevelopment  Law  quoted 
above.   As  shown  in  Table  V,  more  than  500  individuals  own 
parcels  ranging  in  size  from  half  an  acre  down  to  lots  of  25- 
foot  frontage.  For  the  most  part,  these  parcels  are  located 
in  those  sections  most  appropriate  for  residential  building 
(see  Plate  16) . 

The  legal  and  financial  problems  of  assembly  of  these 
parcels  into  tracts  large  enough  to  lay  out  a  workable  street 
system  are  matters  unsvrmountable  for  private  owners,  builders 
or  real  estate  operators.   Some  of  the  parcels  which  have 
changed  hands  a  number  of  times  since  originally  subdivided 
have  defective  titles.   Some  of  them  have  been  willed  to 
several  heirs,  in  which  cases  it  is  either  impossible  to 
locate  all  the  heirs  or  possible  to  locate  them  only  at  great 
expense.   Furthermore,  if  any  private  individual  began  buying 
up  a  large  number  of  parcels,  some  owners  would  be  willing  to 
sell  only  at  fantastically  high  prices,  far  above  the  intrin- 
sic value  of  their  land. 

By  use  of  the  powers  and  available  funds  granted  to  a 
duly  established  Redevelopment  Agency,  most  of  the  land  can  be 
acquired  by  direct  negotiation,  while  condemnation  can  be  used 
to  acquire  and  give  clear  titles  where  titles  are  defective  or 
to  acquire  it  fair  market  value  any  parcels  for  which  a  reason- 
able price  cannot  be  negotiated  with  the  owners.   After  ac- 
quisition of  the  property,  replanning  and  installation  of  some 
or  all  of  the  streets  and  utilities  by  the  Agency,  all  land 
designated  for  private  development  will  be  sold  or  leased  in 
such  a  manner  that  sound  private  building  can  proceed  without 
difficulty. 


Determination  of  Project  Boundaries  at  the  Fringes 

The  exact  project  boundary  line  determines  the  area  withir 
which  the  Redevelopment  Agency  may  acquire  property,  but  not 
all  of  the  properties  within  the  project  area  need  be  acquired 
by  the  Agency. 

Since  the  project  is  designed  to  fit  into  surrounding 
sections  and  to  provide  good  building  sites  on  the  fringes  as 
well  as  in  the  center,  the  area  must  include  all  properties 
that  may  be  directly  affected  by  or  that  will  substantially 
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affect  new  streets  required  to  serve  the  area  and  new  build- 
ings facing  on  them.   In  some  cases,  the  graded  slopes  for  new 
streets  will  extend  onto  the  lots  occupied  by  existing  build- 
ings.  In  others,  unpaved  existing  streets  will  be  paved  in 
front  of  houses  which  will  remain,  with  perhaps  some  slight 
adjustments  in  property  lines  so  that  the  new  street  can  be 
properly  designed. 

In  a  few  instances,  the  unsightly  appearance  of  existing 
properties  would  adversely  affect  new  building.   By  including 
these  buildings  in  the  project  area,  the  Agency  may  either 
have  them  removed  or  negotiate  with  the  owners  for  their 
improvement  and  maintenance  in  a  presentable  condition. 

The  exact  boundary  location  has  been  determined  after 
careful  study  by  consultants  and  staff.   Property  owners  on 
the  fringes  are  invited  to  consult  with  the  Agency  in  regard  to 
how  their  particular  prooerties  may  be  affected.   Negotiations 
will  be  carried  on  with  large  and  small  property  owners  to 
determine  the  parts  to  be  played  by  them  and  the  Agency  in 
carrying  out  the  redevelopment  plan. 

With  respect  to  the  western  boundary  along  Glen  Canyon, 
the  line  between  park  and  school  lands  and  residential  areas 
cannot  be  fixed  exactly  until  the  final  plan  stage.   Therefore, 
the  project  boundary  was  placed  along  O'Shaughnessy  Boulevard 
to  include  all  the  canyon  section.   Transfers  of  land  in  the 
canyon  now  publicly  owned  can  be  arranged  at  a  later  date  among 
the  several  nublic  agencies  concerned. 

The  success  of  the  plan  in  affecting  as  few  existing 
buildings  as  possible  is  evidenced  by  the  fact  that  only  158 
of  more  than  450  houses  in  the  redevelopment  area  are  in- 
cluded in  the  project  area.   Furthermore,  in  designing  the  new 
street  pattern,  particular  care  has  been  taken  to  retain  in 
the  plan  as  many  as  possible  of  these  158  existing  houses. 
The  Tentative  Plan  (Plate  4)  shows  the  location  of  113  of 
these  158  houses  together  with  their  surrounding  lot  lines, 
indicating  those  nroperties  within  the  project  boundary  which, 
it  is  anticipated,  will  remain  in  their  present  ownership  and 
location. 

Of  the  balance  of  45  houses,  some  represent  good  existing 
structures  which  may  require  moving  in  order  to  make  way  for 
new  principal  streets  or  large  multi-family  residential  devel- 
opments.  Others  are  in  such  poor  and  unsightly  condition  and 
are  located  in  such  prominent  places  in  the  new  neighborhood 
that  they  will  have  to  be  removed.   The  number  of  houses  to  be 
moved  or  cleared  has  been  kept  to  a  minimum  by  careful  planning, 
not  only  so  as  to  disturb  present  residents  as  little  as  pos- 
sible, but  also  so  as  to  keep  down  the  costs  of  redevelopment 
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to  the  agency.   Even  so,  the  moving  or  demolition  of  4  5 
houses  is  a  major  item  of  expense  in  the  redevelopment  of  a 
blighted  area  which  is  not  encountered  in  the  development  of 
onen  land. 


-  49  - 


PART  IV  --  EXISTING  CONDITIONS 


Section  3356C:   "The  Tentative  Plan  ....  shall  be 
accompanied  by  a  report  .  .  .  (b)  Describing  the 
physical,  social  and  economic  condition  existing  in 
the  area  ..." 

The  most  northerly  hilltop  in  Diamond  Heights,  Red  Rock 
Hill,  is  6%  feet  above  sea  level.   South  from  this  height 
the  land  slrpes  sharply  to  a  relatively  level  saddle,  and  then 
rises  again  to  a  summit,  Gold  Mine  Hill,  675  feet  above  sea 
level.   Southeasterly  from  Gold  Mine  Hill  lies  Fairmount  Hill, 
with  an  elevation  of  5^0  feet.   The  lowest  point  in  the  area, 
approximately  220  feet  above  sea  level,  is  at  the  mouth  of 
Glen  Canyon  at  the  edge  of  Glen  Park  Playground. 

The  hills  are  steep.   Only  a  third  of  the  nroject  area 
ranges  from  the  few  relatively  level  spots  up  to  a  20  per  cent 
slope;  a  third  has  a  slope  between  20  and  30  Pe-  cent;  and 
another  third  has  a  slope  of  more  than  30  per  cent. 

Glen  Canyon  has  several  groves  of  eucalyptus  trees,  rock 
outcroppings  on  the  rugged  slopes,  and  is  almost  in  a  wilder- 
ness state.   At  the  same  time,  many  parts  of  the  area  have 
become  refuse  dumps,  thus  marring  the  natural  beauty  of  the 
canyon. 


Existing  Streets  and  Utilities 

Plate  16  shows  existing  paved  and  mapped  streets  and 
their  grades.   There  are  some  66  acres  of  unpaved  streets  in 
the  project  area  —  mainly  streets  existing  only  on  sub- 
division maps,  but  including  some  dirt  roads  and  blacktop 
streets.   There  is  only  one  fully  paved  block  (Duncan  Street 
between  Douglass  and  Hoffman  Streets)  and  only  1.4  acres  of 
paved  streets  inside  the  project  boundary.   Another  12.6 
acres  of  paving  are  found  in  the  streets  bounding  the  project 
area. 

While  not  all  of  the  street  grades  are  impractical, 
enough  of  them  are  so  steep  that  the  street  system  as  a  whole 
is  unbuildable,  because  streets  with  reasonable  grades  connect 
with  streets  too  steep  to  be  built.   A  check  on  street  grades 
in  the  project  area  shows  the  following: 
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Per  cent  of  all  streets 
Street  grades         as  platted 

Less  than  1C$  grade  .....  36 

10-19$  grade   .......  35 

20-2972  grade   .......  19 

30??    grade  or  more   ....  10 

As  a  general  rule,  no  streets  should  be  steeper  than 
20  per  cent.   Eut  in  the  redevelopment  project  area,  a  total 
of  29  per  cent  of  the  platted  streets  have  a  grade  of  20  per 
cent  or  more,  with  a  number  of  blocks  reaching  grades  of  40 
and  5®   per  cent  and  more. 

Gas,  water  and  power  lines  exist  only  on  the  edges  of 
the  project  area  and  in  the  Red  Rock-Gold  Mine  Hill  saddle. 
Sewer  lines  exist  only  on  the  edges  of  the  project  area. 


Land  Ownership  and  Use 

As  shown  in  Table  V,  public  ownership  makes  up  65  per 
cent  of  the  area.   This  large  amount  of  public  ownership  is 
mainly  attributable  to  earlier  acquisition  of  the  canyon  area 
as  a  possible  reservoir  site  by  the  Public  Utilities  Commis- 
sion, which  has  subsequently  sold  some  of  its  property  to  the 
Recreation  and  Park  Department  for  park  use.   To  round  out 
the  Park,  the  latter  Department  is  now  negotiating  purchase 
of  the  29-£^re  tract  of  the  San  Francisco  Housing  Authority, 
originally  intended  for  a  low-rent  public  housing  development, 
Smaller  parcels  of  publicly  owned  land  are  in  the  two  exist- 
ing playgrounds,  in  State-owned  tax  deeded  property,  and  in 
remnants  held  by  the  Department  of  Public  Works  originally 
acquired  in  connection  with  the  Clipper  Street  extension. 
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TAELE  V 

PRESENT  LAND  OWNERSHIP  AND  IMPROVED  LAND  INSIDE 
ENTIRE  PROJECT  AREA 


Total   Improved 
Acres     Acres 


Public  Ownership       (65%) 


City  and  County  of  San  Francisco: 

Depertment  of  Public  Works  -  streets  80.0     14. C§- 

Other  Department  of  Public  Works 

property  5-9 

Public  Utilities  Commission  33«7 

Recreation  and  Park  Department  51. 9     14.85 

San  Francisco  Housing  Authority  29.4 

State  of  California  8.8     _z 

Subtotal  209.7     28.8 


Private  Ownership      (35%) 

Crocker  Estate  Company  21.3 

Eight  Parcels  of  from  . 5  to  7  acres 

each  21.2 

More  than  500  Parcels  less  than  .5 

acre  each  72.8     17. 85 

115.3     17.8 
Total  Area   325.0     46.6 


a  Paved  street  area.  All  but  1.4  acres  are  in  streets 
bounding  the  project  area.  Does  not  include  dirt  or 
blacktopped  roads  or  totally  unimproved  mapped  streets 

b  Glen  Paik  and  Douglass  Playgrounds,  excluding  unused 
steep  hillside  on  western  edge  of  the  latter. 

c  Area  of  lots  on  which  158  existing  houses  are  located. 
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Under  the  proposed  plan,  most  of  the  canyon  area  will 
remain  in  public  ownership  and  use.   The  Redevelopment 
Agency  will  be  concerned  mainly  with  acquiring  from  many 
small  owners  the  land  on  the  hills  and  making  it  available 
to  nrivate  developers. 

As  shown  in  Table  V,  only  28.8  of  the  209«7  acres  in 
the  project  area  in  public  use  can  be  classified  as  improved. 
Similarly,  of  the  115  acres  in  private  ownership,  only  17.8 
acres  are  improved  with  houses.   Most  of  these  1?8  houses  are 
on  the  eastern  and  southern  fringes,  with  a  few  in  the  saddle 
between  Red  Rock  and  Gold  Mine  Hills.   The  nrivate  land  thus 
improved  constitutes  only  15  per  cent  of  all  land  in  the 
project  area  in  private  ownership,  attesting  to  "economic 
disuse  due  to  faulty  nlanning".   The  arrested  character  of 
development  is  further  indicated  by  the  fact  that  almost 
half  of  the  houses  within  the  project  area  were  built  before 
1919,  two-thirds  by  1938,  and  of  the  remaining  one-third 
built  since  1938,  only  ten  have  been  built  in  the  past  three 
years. 

In  addition  to  improper  street  platting  and  lack  of 
utilities,  one  of  the  major  blighting  influences  is  lot  lay- 
out without  regard  to  topography.   Feasible  building  sites 
can  be  provided  only  by  lots  and  parcels  laid  out  in  relation 
to  slopes  £.nd  problems  of  grading.   Other  blighting  factors 
are  truck  yards,  stables,  unsightly  sheds  and  two  large 
quarries.   (See  Plate  17.   The  dangerous  abandoned  quarry 
shown  in  view  number  one  will  be  filled  to  form  a  playground 
similar  to  but  smaller  than  the  Douglass  Playground,  shown 
in  view  number  two,  which  was  built  on  the  site  of  an  old 
quarry.   The  quarry  on  Red  Rock  Hill  will  be  graded  out  for 
streets  and  building  sites.)   Plate  17,  view  number  three, 
shows  the  row  houses  recently  completed  just  outside  the 
project  boundary  above  Glen  Park  on  the  western  slope  of 
Fairmount  Hill.   The  eastern  slope  has  quite  a  different 
character,  with  a  number  of  homes  on  large  lots,  shown  in 
view  number  four,  some  just  completed. 

In  addition  to  the  many  owners  of  small  lots,  there  are 
several  owners  of  larger  tracts  (see  Table  V),  the  largest 
of  which  is  that  of  the  Crocker  Estate  being  about  21  acres. 


Land  Proposed  for  Acquisition  by  the  Agency 

Not  all  of  the  land  in  the  project  area  is  proposed  for 
acquisition  by  the  Agency.   The  land  not  proposed  for  acquisi- 
tion includes: 
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ABANDONED    QUARRY    ABOVE    CASTRO    AND 
30TH    STS.  TO   BE   FILLED    FOR    PLAYGROUND 


IDOUGLASS    PLAYGROUND-UPPER    LEVEL- 
IN     FORMER    QUARRY. 


NEW    ROW    HOUSES    IN    GLEN    PARK    SECTION 
BORDERING    SOUTHERN    EDGE    OF    PROJECT 


EXISTING    DETACHED    HOUSES     ESTABLISH 
THE     PATTERN     FOR     BEACON      STREET 


TRUCK    YARD    AT   VALLEY    NEAR    DOUGLASS 
WHERE   NEIGHBORHOOD    CENTER    IS    PLANNED 


CONDITIONS 


AT        THE 


SITE 


DIAMOND        HEIGHTS        REDEVELOPMENT        PROJECT 


1.  Existing  houses  in  the  project  area  which  accord- 
ing to  the  Tentative  Plan  will  not  have  to  be 
removed  --  113  houses  on  10.8  acres. 

2.  Fairmount  Plaza,  developed  portions  of  Douglass 
Playground,  Glen  Park  Playground,  Public  Utilities 
Commission  land  and  private  properties  to  the  west 
of  Glen  Park  Playground  and  the  site  for  the 
Lucinda  Weeks  Foundation  home  on  0' Shaughnessy 
Boulevard. 

3.  Land  for  Glen  Canyon  Park  and  nart  of  the  proposed 
neighborhood  center  playground  owned  or  being 
acquired  by  the  Recreation  and  Park  Department. 

Except  for  existing  unpaved  street  areas  which  are  made 
part  of  the  plan,  all  the  remaining  land  in  the  project  area 
is  proposed  for  acquisition  by  the  Agency.   However,  this 
amount  may  be  reduced  by  negotiations  with  present  owners  who 
desire  to  develop  their  own  land  in  conformity  with  the  plan 
and  whose  property  is  so  situated  that  it  can  be  developed 
without  changes  in  property  lines  5  those  owners  who  are  able 
to  develop  their  own  property  will,  of  course,  pay  their  fair 
share  of  street  and  utility  installation  costs. 

The  following  Table  VI  compares  present  ownership  of  the 
land  proposed  to  be  acquired  by  the  Agency  with  the  proposed 
future  use. 
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TABLE  VI 


PRESENT  OWNERSHIP  OF  LAND  PROPOSED  FOR  ACQUISITION  BY  THE 
AGENCY  AND  PROPOSED  DISPOSITION 


Public 


Proposed 

Fresent  Ownership   Disposition 

Acres    Per  Cent   Acres   Per  Cent 


19 


Streets^. 
Recreation  and  Park 

Department 
Unified  School  District 
Other  Public 

59.2 
16. 6^ 

45.1c 

120.9 

27 

7 

21 

55 

42.2 

6.9 

40. 7, 
0.21 

Subtotal 

90.0 

Private 

97.4 

45 

128.3 

41 


Total       218.3     IOC       218.3     IOC 


Includes  presently  unpaved  streets  to  remain  unchanged 
in  location. 

Includes  a  portion  of  the  property  now  being  acquired 
from  the  San  Francisco  Housing  Authority. 

Includes  30.4  acres  north  of  Valley  Street  in  upper  end 

of  Canyon  owned  by  the  Public  Utilities 

Commission. 
Includes   5*9  acres  bordering  Clipper  Street  owned  by 

Department  of  Public  Works. 
Includes  8.8  acres  held  by  State  of  California  on  tax 

deed  titles. 

For  Fire  Station. 
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Table  VI  shows  strikingly  how  the  amount  of  public  land 
ownership  will  be  substantially  reduced  and  converted  into 
private  ownership  by  redevelopment  in  Diamond  Heights.   By 
modern  street  planning  and  site  layout  17  fewer  acres  are 
needed  in  streets.  Even  with  the  provision  of  two  new  play- 
grounds, Recreation  and  Park  Department  land  can  be  reduced 
by  ten  acres  by  bringing  residential  development  down  the 
eastern  slope  of  the  canyon  as  far  as  practicable.   Land  re- 
served for  schools,  including  junior  and  senior  high  schools, 
will  not  require  as  much  land  as  is  now  owned  by  other  public 
bodies  in  the  project  area. 

The  arount  of  land  not  needed  for  public  purposes  will 
serve  to  increase  the  amount  of  land  in  the  area  available 
for  private  buildings  from  97.4  to  128. 3  acres.   In  addition 
to  providing  a  large  acreage  of  well  laid  out  building  sites 
available  ^or  private  development,  the  land  disposed  of  to 
private  owners  will  be  returned  again  to  the  tax  rolls  in 
far  better  condition  as  taxable  property  than  when  originally 
acquired. 

The  present  tax  return  from  the  privately  owned  land  in 
the  project  area  is  low  because  so  little  of  the  land  is 
improved.   The  arrested  status  of  the  area  is  reflected  in 
low  assessed  values.   The  State  of  California  now  owns  a 
total  of  8.8  acres  because  of  tax  delinquency  for  more  than 
five  years.   Also  there  is  tax  delinquency  for  periods  of 
less  than  five  years  in  some  parts  of  the  project  area. 
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PART  V  —  PRELIMINARY  FINANCIAL  ANALYSIS 


Section  33560:   "The  Tentative  Plan  shall  be  . . . 
accompanied  by  a  report: 

"...(c)   Including  a  preliminary  financial  anal- 
ysis of  the  proposed  redevelopment  and  proposed 
rent  ranges  on  properties  for  residential  use  for 
the  purpose  of  indicating  the  general  character 
of  the  proposed  residential  development." 

In  accordance  with  this  provision,  this  part  deals  with 
both  the  public  and  the  private  funds  which  will  be  required 
to  carry  the  Diamond  Heights  redevelopment  plan  through  to 
completion. 


Total  Pro.ject  Cost  to  the  Agency 

The  estimated  total  cost  of  the  Diamond  Heights  project 
includes  all  of  the  expenses  to  be  incurred  by  the  Redevel- 
opment Agency  in  connection  with  the  project  and  the  value  of 
the  improvements  to  be  financed  by  the  City  and  County  of  San 
Francisco. 

Funds  to  be  expended  by  the  Agency  include: 

Cost  cf  acquiring  the  land  and  certain  improve- 
ments thereon; 

Cost  of  site  improvements,  such  as  grading,  paving, 
utilities,  street  lighting  and  street  planting  ; 

Other  site  preparation  costs,  such  as  the  readjust- 
ment of  existing  public  and  private  utilities, 
moving  of  certain  houses  and  providing  assistance 
to  families  to  be  relocated; 

Planning  and  administrative  costs  (including 
preliminary  advances  expended  on  other  redevel- 
opment projects  but  chargeable  to  Diamond  Heights) 
and  all  expenses  to  be  incurred  during  the  final 
planning  stage  of  Diamond  Heights  and  during 
acquisition  and  disposition  of  the  land;  and 
carrying  charges  on  Federal  advances  and  loans. 

The  sum  of  the  above  items  -  approximately  $4,981,000  - 
constitutes  the  gross  cost  of  the  project  to  the  Redevel- 
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opment  Agency.   This  amount  can  be  financed  by  a  Federal 
loan  under  the  provisions  of  Title  I  of  the  Housing  Act  of 
1949. 

After  the  many  site  improvements  have  been  completed, 
the  Agency  will  receive  an  estimated  $4,715?C00  from  the 
sale  of  the  land  to  be  included  in  this  complete.,  planned 
neighborhood.   There  also  will  be  a  refund  of  a  !$235?000 
deposit  for  water  installations.   Subtracting  the  total  of 
these  figures  -  $>4,95C,0CC  -  from  the  gross  project  cost  to 
the  Agency  leaves  the  Agency  an  actual  project  cost  of  approx- 
imately $3]  ,000. 

Funds  which  the  Redevelopment  Agency  will  receive  from 
the  sale  of  the  land  to  private  individuals  or  builders  and 
from  public  agencies  will  be  deposited  in  a  loan  repayment 
fund.   This  amount  will  be  used  to  liquidate  the  Federal 
loan  as  rapidly  as  possible.  Although  some  sites  may  be 

leased  to  private  developers  as,  for  example,  in  the 

shopping  area  -  the  preliminary  financial  analysis  assumes 
that  the  land  is  to  be  sold  outright. 

The  actual  cost  of  approximately  331>CCO  to  the  Redevel- 
opment Agency,  as  shown  in  Table  VII,  will  be  financed  by  a 
Federal  grant  to  the  Agency. 

A  small  loss  such  as  this  is  anticipated  in  the  Diamond 
Heights  project  because  of  the  excessive  costs  incurred  in 
acquiring  land  already  subdivided;  because  of  the  costly 
street  and  utility  installations  necessary  on  steep  hills, 
because  of  the  houses  which  will  require  moving  or  demoli- 
tion to  carry  out  the  anticipated  development,  and  because  all 
planning  and  administrative  costs  of  other  Agency  projects  to 
date  will  be  chargeable  to  Diamond  Heights.   It  is  possible, 
of  course,  that  the  final  balance  sheet  may  show  a  net  gain. 
Any  such  gain  could  be  used  to  help  defray  the  net  costs  of 
the  Western  Addition  or  other  redevelopment  projects. 


Local]./  Financed  Facilities 

In  orri  ;r  for  a  redevelopment  project  to  be  assisted  by 
a  Federal  capital  grant,  local  contributions  to  the  project 
must  be  made  to  match  the  Federal  grant  required  in  the  ratio 
of  at  least  one  dollar  of  local  contribution  to  every  two 
dollars  of  Federal  grant.   The  local  contributions  need  not  be 
in  cash  but  may  be  in  the  form  of  the  value  of  local  public 
facilities  serving  the  project.   In  the  case  of  Diamond 
Heights,  such  contributions  by  the  City  and  County  of  San 
Francisco  will  include  a  new  elementary  school,  new  playground 
improvements,  new  fire  station  and  a  portion  of  a  trunk  sower 
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to  be  laid  in  Glen  Canyon.   These  non-cash  contributions 
total  "$2,216,000,  far  in  excess  of  the  amount  necessary  to 
make  the  project  eligible  for  the  $31j0C0  Federal  grant 
needed  to  cover  the  actual  cost  of  the  project  to  the  Agency. 

This  excess  can  be  used  as  eligibility  for  further 
Federal  grants  that  will  be  required  for  other  local  related 
projects,  such  as  the  Western  Addition. 
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TABLE  VII 

ESTIMATE    OF   PROJECT   COSTS 

1.  LAND   ACQUISITION  8 $1,330,165 

2.  SITE  IMPROVEMENTS  £ 

(Includes  grading,  paving,  street 
lighting  and  planting,  utilities 
and  engineering,  examination  and 
inspection  fees,  deposit  for 
water  installation)   .....   2,772,665 

3.  PLANNING  AND  ADMINISTRATIVE  COSTS 

Preliminary  Advance  £   .  .  .  .   $194,552 

Final  Advance   59,CCO 

Operating  expenses  during  land 
acquisition  and  disposition  - 
includes  overhead,  legal  fees 
and  administration  for  an  es- 
timated seven-year  period   .  .   375,000     628,552 

4.  INTEREST  ON  ADVANCES  AND  LOANS  @2$%      .  .  .      250,000 

GROSS  COST  TO  REDEVELOPMENT  AGENCY  ......   $4,981,382 

LESS: 

Estimated  resale  value  of  improved 

land  ready  for  building  d  .  .  $4,715,000 
Refund  of  deposit  for  water 
installation 23^,000  $4,950,000 

ACTUAL  COST  TO  REDEVELOPMENT  AGENCY 

(To  be  covered  by  Federal  grant)  .....   $   31,382 

ESTIMATED  COST  OF  MATCHING  CITY -FINANCED 

IMPROVEMENTS 

(Includes  new  elementary  school,  play- 
ground improvements,  fire  station, 
trunk  sewer  in  Glen  Canyon)  $2,216,000 

a  Based  on  acquisition  appraisal  made  by  the  Real  Estate 
Department  of  the  City  and  County. 

b  Based  on  estimates  of  local  engineering  firms,  public  and 
~  private  utility  companies  and  City  and  County  departments. 

Approximately  $88,000  in  engineering  fees,  surveys,  etc., 

will  be  due  during  the  Final  Plan  stage. 

c   Includes  Preliminary  Advance  funds  expended  for  other 

Redevelopment  Agency  projects  such  as  the  Western  Addition 
but  chargeable  to  Diamond  Heights. 

d  Based  on  re-use  appraisal  made  by  the  Real  Estate  Depart- 
ment of  the  City  and  County,  taking  into  account  the  pro- 
posals for  Diamond  Heights  presented  in  the  Tentative  Plan. 
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The  Building  Program 

Actual  construction  of  all  residential,  commercial  and 
private  institutional  buildings  in  Diamond  Heights  will  be 
carried  out  with  private  funds.   Schools,  playground  improve- 
ments and  other  public  facilities  will  be  financed  with 
public  funds  from  the  usual  sources  for  these  purposes. 

Diamond  Heights  will  represent  a  private  investment  of 
between  $30,000,000  and  $35,000,000.   This  will  mean  that  the 
present  negligible  tax  return  to  San  Francisco  from  property 
in  Diamond  Heights  will  be  increased  to  more  than  one-half 
million  dollars  annually. 


Probable  Rent  Ranges  and  Sales  Prices 

Intensive  study  has  been  made  of  construction  and  operat- 
ing costs,  tax  incidence  and  available  financing  methods  in 
order  to  forecast  the  probable  sales  prices  and  rent  ranges 
which  may  prevail  in  the  various  types  of  single-family  houses 
and  rental  dwellings  proposed  for  Diamond  Heights.   In  the 
course  of  this  study  the  Redevelopment  Agency  has  sought  and 
received  the  assistance  of  private  contractors,  engineers  and 
architects  and  the  various  "local  and  Federal  agencies  most 
intimately  acquainted  with  the  cost  and  rental  picture  in  San 
Francisco  and  the  Bay  Area. 

Based  on  estimates  of  the  current  re-use  value  of  lots 
for  single-family  homes  in  Diamond  Heights  and  present-day 
construction  costs,  the  selling  price  of  row,  semi-detached 
and  detached  houses  in  the  area  after  redevelopment  will 
range  from  $12,000  to  $20,000. 

In  the  studies  of  all  types  of  rental  units,  the  nature 
of  the  specific  site  and,  therefore,  the  inherent  ease  or 
difficulty  of  building,  the  particular  kind  of  building  and 
the  present  and  prospective  general  construction  costs  were 
taken  into  account.   From  these  studies,  it  was  found  that  the 
following  rent  ranges  are  probable  for  the  different  multi- 
family  dwelling  sizes  projected  for  Diamond  Heights: 

Efficiency  (2  room)  units    $60  to  $  85 

One-bedroom  units  70  to  100 

Two-bedroom  units  85  to   125 

Three-bedroom  units  95  to   135 
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These  proposed  rent  ranges  are  based  primarily  on  cost 
considerations  and  do  not  necessarily  reflect  the  current  or 
prospective  market  situation.   They  do,  however,  fall  well 
within  the  present  rentals  of  newly  constructed  private  rental 
dwellings  of  the  same  or  similar  types  in  San  Francisco. 

A  Typical  Two-Story  Example 

In  order  to  illustrate  one  of  the  methods  used  to  arrive 
at  these  rent  ranges,  the  estimated  costs  and  resulting  prob- 
able rents  for  a  typical  two-story  apartment  development  have 
been  presented  in  the  accompanying  Table  VIII.   Various 
alternatives  are  shown  as  to  overall  per  square  foot  construc- 
tion costs  and  the  rate  of  return  on  total  construction  costs, 
after  operating  expenses  and  taxes.   These  variations  are 
indicated  as  it  is  expected  that  costs  may  vary  depending  on 
the  specific  site  and  with  variations  in  the  amenities  provid- 
ed.  In  addition,  the  relative  availability  of  financing  and 
the  general  cost  picture  at  the  time  of  construction  cannot 
be  precisely  predicted  now.   The  operating  cost  figures  were 
determined  on  the  basis  of  recent  experience  in  similar  ne¥7 
developments  in  San  Francisco  and  exclude  any  allowance  for 
heat,  light  or  cooking  fuel,  as  do  the  resulting  rentals.   The 
amount  of  real  estate  tax  indicated  reflects  current  experience 
in  San  Francisco  while  the  7  per  cent  vacancy  and  contingency 
figure  is  usual  for  rental  developments. 

In  addition  to  the  data  included  in  the  table,  the 
following  information  should  be  noted  about  the  development 
used  as  an  example:   it  includes  200  apartments  averaging 
three  and  one-half  rooms  each;  it  is  located  on  a  site  con- 
taining seven  acres,  the  total  floor  area  equals  160,000 
square  feet  or  800  square  feet  gross  per  apartment.   The 
approximate  rents  indicated  at  the  foot  of  the  table  for  the 
two  apartment  sizes  included  have  been  adjusted  from  the  per 
room  rents  to  reflect  a  normal  relationship  between  the  rents 
for  one  and  two-bedroom  dwellings  of  similar  types. 

If  adjusted  to  include  all  utilities  but  excluding  garages 
the  rent  ranges  proposed  start  at  a  minimum  of  $65  gross  rent. 
If  the  customary  25  per  cent  ratio  of  rent  to  income  is  used, 
this  would  suggest  that  the  rental  units  in  Diamond  Heights 
potentially  will  serve  families  with  incomes  of  $3200  per  year 
and  up.   This  would  mean  that  a  large  number  of  the  families 
served  would  fall  within  the  middle  income  group  as  indicated 
by  data  from  the  1950  Census  which  shows  that  the  median  family 
income  for  San  Francisco  for  194-9  was  $3907«   Fifty-eight  per 
cent  of  the  families  in  San  Francisco  had  annual  incomes  of 
more  than  $3500  in  1949. 
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APPENDIX  A 


STAGES  AND  DETAILED  STEPS  IK  THE  REDEVELOPMENT  PROCESS 
ACCORDING  TO  THE  PROVISIONS  OF  THE  CALIFORNIA  COMMUNITY 
REDEVELOPMENT  LAW 


Stage  I  Designation  of  redevelopment  area  by  the  Board  of 
Supervisors   (Section  33480) Completed  July  1950 

Stage  II  Preparation  and  adoption  of  Preliminary  and  Tentative 
Redevelopment  Plans 

Step  1.   Preparation  and  adoption  of  Preliminary 
Redevelopment  Plan  by  City  Planning 

Commission  (Sections  33500  and  33501) 

Completed  May  1951 • 

Step  2.   Preparation  of  Tentative  Redevelopment 

Plan  by  Redevelopment  Agency  in  cooperation 
with  Department  of  City  Planning  (Section 
33502) Completed  November  1951. 

Step  3«   After  four  weeks  of  published  notice,  public 
hearing  before  Redevelopment  Agency  on 
Tentative  Redevelopment  Plan,  including 
opportunity  for  interested  parties  to  submit 
alternative  redevelopment  plans  (Sections 
33530-33534). 

Step  4.   On  the  basis  of  public  hearings,  possible 
revision  of  the  Tentative  Redevelopment 
Plan  by  the  Redevelopment  Agency,  taking 
into  account  any  alternative  plans  submitted 
and  recommendations  of  other  city  depart- 
ments and  private  parties  which  might  be 
adopted.   (Section  33535.) 

Step  5«   Possible  report  and  recommendations  of  City 
Planning  Commission  on  Tentative  Redevel- 
opment Plan  if  revised.   (Section  33567.) 

Step  6.   After  three  weeks  of  published  notice, 

public  hearing  before  Board  of  Supervisors 
on  Tentative  Redevelopment  Plan  submitted 
by  Redevelopment  Agency,  including  opportu- 
nity for  qualified  parties  to  submit  alter- 
native redevelopment  plans.  (Sections  3^56C- 
335^6.) 
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Step  7«   Report  on  any  alternative  plans  submittej 

to  the  Board  of  Supervisors  by  the  Redevel- 
opment Agency  and  the  City  Planning  Commis- 
sion (Section  33566). 

Step  8.   Ordinance  by  the  Board  of  Supervisors 

adopting  the  Tentative  Redevelopment  Plan 
(Section  33568) . 

Stage  III  Preparation  and  adoption  of  official  redevelopment 
Plan 

Step  1.   Preparation  by  Redevelopment  Agency  of 
official  redevelopment  plan,  including 
opportunity  for  participation  of  owners 
and  alternative  if  owners  later  fail  to 
sign  contracts  for  participation  (Sections 
33700  and  33701). 

Step  2.   Report  and  recommendation  of  City  Planning 
Commission  on  official  redevelopment  plan 
(Sections  33703-33705). 

Step  3'   Consideration  by  the  Board  of  Supervisors 
of  official  redevelopment  plan  and  of  any 
alternative  plan  submitted  in  accordance 
with  the  Law  (Sections  33730-33732). 

Step  4.   Adoption  by  Board  of  Supervisors  of  official 
redevelopment  plan  and  declaration  of  inten- 
tion to  proceed  with  street  and  other  nec- 
essary changes  and  improvements  (Sections 
33733-33743). 

Stage  IV  Execution  of  Redevelopment  Plan 

Step  1.   Negotiation  of  contracts  for  owner  partic- 
ipation.  Thirty-day  period  may  be  extended 
up  to  90  days  by  Board  of  Supervisors 
(Section  33745) . 

Step  2.   Stay  of  proceedings  for  30  days  longer  for 
commencement  of  court  proceedings,  if  any 
(Section  33746) . 

Step  3.   After  obtaining  financing,  start  of  land 
acquisition,  by  condemnation  if  necessary 
(Section  33267) . 
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Step  4.   Assistance  in  rehousing  displaced  families 
and  letting  of  contracts  for  removal  of 
buildings,  grading,  street  and  utility- 
construction  (Sections  33738  and  33739  and 
Sections  33300  -  33305). 

Step  5«   Negotiation  and  approval  of  Board  of 

Supervisors,  as  required,  of  contracts 
for  disposition  of  land  by  sale  or  lease 
(Section  33744) . 

Step  6.   Execution  of  contracts  for  disposition  of 
land  and  continuing  inspection  of  design, 
construction  and  management  of  structures 
and  properties  as  provided  for  in  the 
contracts  (Section  33741). 
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APPENDIX  B 


PRELIMINARY  REDEVELOPMENT  PLAN  DIAMOND  HEIGHTS 
PROJECT  AREA  (PART  TWO) 

The  following  text  (Part  Two) ,  together  with  the  map 
(See  Plate  18) ,  also  entitled  Preliminary  Redevelopment  Plan, 
Diamond  Heights  Project  Area  (Part  One) ,  completes  the  ful- 
fillment of  the  requirements  of  the  California  Community 
Redevelopment  Act,  Sections  34  and  35?*  concerning  the  Project 
Area  Boundaries  and  the  Preliminary  Plan. 

(a)  BOUNDARIES.   The  boundaries  of  the  project  area  are 
described  on  the  map  by  the  heavy  dashed  line  as  designated  in 
the  legend. 

(b)  GENERAL  STATEMENT.  The  map  is  a  general  representation 
of  the  basis  proposed  for  the  redevelopment.  This  statement 
may  be  elaborated  textually  as  follows: 

The  Land  Uses  The  land  uses  shown  on  the  map  and  pro- 
posed as  a  basis  for  redevelopment  are  predominantly 
residential  and  include  areas  for  high  "density,  medium 
density  and  low  density  residential  uses,  and  areas 
for  open  space,  shopping,  institutional,  public,  and 
other  uses. 

The  Layout  of  Principal  Streets  The  layout  of  principal 
streets  as  shown  on  the  map  and  proposed  as  a  basis  for 
redevelopment,  provides  for  major  points  of  ingress  ari.l 
egress  connecting  with  citywide  trafficways,  for  conven- 
ient circulation  within  this  area,  and  for  accepted 
standards  governing  grades,  street  widths  and  radius 
of  curves. 

Population  Densities  and  Building  Intensities  The  popula- 
tion densities  and  building  intensities  proposed  as  a 
basis  for  redevelopment  are  as  shown  on  the  map.   Build- 
ing intensities  proposed  for  the  shopping  areas  are 
those  suitable  for  facilities  serving  primarily  as 
neighborhood  shopping  centers,  with  adequate  provision 
for  off-street  parking. 

Standards  Standards  proposed  as  a  basis  for  redevelopment 
include  those  implied  above  and  in  the  map  and  legend, 
and  include  accepted  standards  of  street  layout,  land 
subdivision,  and  open  space,  meeting  requirements  of 
local  law  and  the  purposes  of  the  California  Community 
Redevelopment  Act. 


*   Corresponding  to  Sections  33500  and  335C1  of  the  California 
Redevelopment  Law,  which  replaced  the  California  Community 
Redevelopment  Act  on  September  22,  1951. 
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(c)  ATTAINMENT  OF  THE  PURPOSE  OF  THE  ACT.   The  proposed 
redevelopment  would  attain  the  purposes  of  the  California 
Community  Redevelopment  Act,  as  is  especially  evident  for  the 
following  reasons: 

1.  The  area  proposed  as  the  project  area  comprises 
most  of  an  area  found  and  determined  to  be  a 
blighted  area  by  the  Board  of  Supervisors  of  the 
City  and  County  of  San  Francisco  in  Ordinance  6l6l 
passed  July  24,  1950,  and  designated  in  this 
Ordinance  as  a  redevelopment  area,  following  action 
taken  March  23,  1950  by  the  City  Planning  Commission, 
which  action  reported  such  a  designation  as  in 
conformity  with  the  Master  Plan. 

2.  The  proposed  redevelopment  would  remedy  the  condi- 
tions described  at  length  in  the  report  entitled 
Redevelopment  in  Diamond  Heights  prepared  by  the 
San  Francisco  Redevelopment  Agency  in  consultation 
with  the  Department  of  City  Planning  and  published 
March  1950,  which  showed  there  exists  "economic 
disuse,"  "faulty  planning,"  "the  sub-dividing  and 
sale  of  lots  of  irregular  form  and  shape  and 
inadequate  size  for  proper  usefulness  and  devel- 
opment, "  "the  laying  out  of  lots  in  disregard  of 
the  contour  and  other  physical  characteristics  of 
the  ground  and  surrounding  conditions,"  "inadequate 
streets,  open  spaces  and  utilities,"  "economic 

mal  djustments  to  such  an  extent  that  there  exists 
a  reduced  capacity  to  pay  taxes,"  and  "lack  of 
proper  utilization  of  areas,  resulting  in  stagnant 
and  unproductive  condition  of  land  potentially  use- 
ful and  valuable." 

3.  The  proposed  redevelopment  would  accomplish  the 
continuing  land  use  and  construction  policies 
contemplated  in  the  Act,  rarticularly  correction 

of  the  present  street  pattern  to  make  it  practicable 
for  development,  provision  of  community  facilities 
necessary  for  sound  development  including  schools 
and  shopping  facilities,  opening  up  of  a  large 
additional  area  of  adequate  and  useful  sites  for 
building,  overcoming  the  blighted  condition  of  the 
area,  and  increasing  the  supply  of  dwellings,  thus 
easing  the  market  and  facilitating  redevelopment  of 
congested  deteriorated  areas. 

(d)  CONFORMITY  WITH  THE  MASTER  PLAN.   The  proposed  redevel- 
opment conforms  to  the  master  plan.   Reference  is  made  to 
previous  action  of  the  City  Planning  Commission,  including 
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(1)  Resolution  No.  2998  of  December  20,  194-5?  a  master  plan 
composed  of  reports  entitled  The  Land  Use  Plan,  Transportation 
and  Utilities,  and  The  Redevelopment  of  Blighted  Areas, 

(2)  the  action  of  March  23,  1950,  finding  designation  of  the 
Diamond  Heights  Redevelopment  Area  in  conformity  with  the 
master  plan,  and  actions  finding  acquisition  of  land  within 
the  redevelopment  area  in  conformity  with  the  master  plan, 

(3)  January  8,  194-8,  (involving  land  for  recreational  use), 
and  (4-)  March  17,  194-9  and  (5)  February  16,  1950  (both  involv- 
ing acquisition  of  land  .for  school  purposes  within  the  area) . 
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